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Substantive Issue Item 2

Transport - Substantive Issue 2 and Items 6,7, 9
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An analysis has been conducted on the following pages

to compare the SPD movement strategy with the current
movement strategy and to address concerns over
‘unacceptable conditions for pedestrians and cyclists within
the application site’.

This comparison has been conducted to address Non-
Substantive Items 6-11 which focus specifically on
connectivity and movement within the masterplan.

Item 6 - South Bridge Location and Store Location

Item 7: Demonstrating the quality of public realm along the
Avenue

Item 9: Turning radii and impacts

Iltem 10: Appraisal of SPD against current strategy

Item 11: Moving road East
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Substantive Issue Item 2

Item 6: Bridge alignment and set down location

Whilst it is noted that a bridge does not form part of the current development proposals, effort has been made to ascertain the likely bridge landing point
location through a detailed study by bridge designers ‘Studio Bednarski’, taking account of various site constraints as demonstrated in this section.

Sheet Layout (ot 0 Scale)

Fig 1.1: Image @1 : Network Rail Gantry

40 2 46 & 10 12 14 16 1 20 2

Topograptical Survey.

Ballymore (London Arena) Limited

Ladbroke Grove Site,Off Barlby Road,|
Westminster,
London, W10 5LN

=~ = o Overheadgantry

The position of the railway bridge is constrained by the
location of the gantries that support the overhead cables and

the height of the cables.
Theoretical zone for bridge crossing

: Network Rail Gantry

Fig 1.2: Image 02
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Substantive Issue Item 2

Item 6: Bridge alignment and set down location

In order to cross the existing infrastructure, provide Refer to landscape addendum document for revised plan of
acceptable gradients on the bridge, and set down in a suitable bridge set down location.

location on the southern edge of the site, the bridge must
navigate the overhead cables as described in the sketch
section above.
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This results in an indicative bridge alignment as it meets the Fig 1.3: Indicative Bridge Proposal
southern edge of the site as described above. This alignment

could be subject to change in future, therefore we have

indicated a “safeguarded” area for the bridge landing as

shown in the Landscaping plans.
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Substantive Issue Item 2

Item 6: Bridge alignment and set down location

Ui

A view from the pavement connection in front of the proposed bridge to the road
crossing. The landscaping scheme will feature rows of street trees to create an
attractive journey for pedestrians and cyclists.

A planted fringe creates an important separation from the road directing pedestrians
and cyclists to slow down and turn towards the north south connection through

the site. The proposed new pedestrain crossing is orientated towards the centre

of the site and from that point there is an onward view towards the centre of the
development, and the entrance to the superstore.

The pedestrian and cyclist experience from the bridge landing point has been further
explored to ensure that the area of public realm is generous, attractive, safe and has
sufficient buffer from the road. This is demonstrated by the images in Section 3 of the
Plot 2 DAS Addendum.
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Substantive Issue Item 2

Item 6: Bridge alignment and set down location
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An overview of the proposed bridge set down location.

The bridge landing is framed by active commercial frontages and again, wide
sections of public realm incorporating trees, raingardens, and dedicated cycle
and pedestrian routes. The road occupies less than 25% of the space between
buildings here, with over 75% given to public realm.
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Substantive Issue Item 2

Item 7: Quality of Public Realm within the Avenue

The updated landscape strategy along the Avenue is shown
opposite. RBKC officers have highlighted that a single two
lane road along the Avenue could compromise pedestrian
and cyclist experience here.

A key update within this space has been the extent of the
public realm which is now to be delivered in detail as shown
in the figures below. The detailed extent of the application
now extents to the facade of Plot 5.2 - 5.3 to encompass all of
the following, along the northern side of the Avenue:

- Bus Stop (3.3m wide)

- 3.5m wide Yorkshire Slab Paving creating a generously
scaled pedestrian route encompassing high quality
seating

- A minimum 2.6m wide raingarden as part of the site wide
greening and SUDS strategy

- A3mwide 2 lane cycle route providing access to the new
store and beyond to Canalside Park and the south bridge
landing point.

- Afurther 2.5m wide pedestrian route adjacent Plot 5.2-5.3

To the southern edge of the Avenue wide raingardens ranging
from 21m to 6.2m frame pedestrian routes and provide
separation from the road edge whilst crossing points are
provided every c100m, all of which will also be submitted in
detail.

At the point on the Avenue measuring 31.8m, over 77% of the
space between Plot 5.2-5.3 and Plot 1.4 is given over to public
realm.

Within the masterplan application boundary as a whole at
ground level:

- 73.3%is public open space

> 237%is occupied by roads, bus stops and service/parking
bays (significantly less than an SPD road layout, explored
later)

- 3% isoccupied by Open Water space

The Landscape and Public Realm Planning Addendum Report
explores these points in greater detail and illustrations

are provided to convey the quality of the public realm,
Further information is provided within the updated detailed
application drawings provided by the landscape architect.
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Materials Palette

Yorkstone Slab Paving Porphyry Paving Bins Raingardens
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Fig 1.4: Previous Detailed Element Extents
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Fig 1.5: Revised Detailed Element Extents
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Substantive Issue Item 2

Item 9: Turning radii and impacts

The position of the roads and larger turning radii within the masterplan has been as
aresult of a considered comparison again a variety of other options presented at pre-
application meeting held with RBKC officers on 31.08.22 and during the consultation
process.

A complex interface between pedestrians, cyclists, buses, cars and larger delivery
vehicles have been considered and balanced within the proposal to deliver both a
welcoming gateway to the site and a public realm experience which meets these
competing challenges.

The requirement for at least two larger turning radii within the masterplan is
required within any of the scenarios and options previously tested.

Point 1:

There is a perception that the proposal creates ‘a severence between the
neighbourhood centre and the entrance to the supermarket. As designed, the
northern pavement above the Avenue creates a generous and well lit section of
public realm along its length creating a highly legible route to the Sainsbury’s

Store. This 14.9m wide section of public realm includes convenient bus stops, wide
raingardens, dedicated cycle paths, pedestrian footpaths, and a series of crossing
points located along the Avenue, and an unimpeded route to the store where only
1crossing point exists over a quieter section of one way road. A series of sections
within the Landscape and Public Realm Planning Addendum Report convey the scale
and pedestrian focussed nature of these streets.

The perception of a severance along the southern side of the Avenue exists between
Plot 1.4 and Plot 2.1. If the road alignment strictly followed the alignment as set out
within the SPD, this section of road would still exist to provide access for residents
vehicles and service vehicles, albeit the road width would reduce to 6m from 7.2m.

Furthermore, the pedestrian journey along the south side of the Avenue would

be further impacted if the road followed the SPD layout as pedestrians would be
required to cross a road (minimum 9.6m wide) adjacent the Ladbroke Grove entrance.
This would also result in a larger turning head at the south eastern edge of the site,
adjacent the memorial garden and thus detrimental to its setting.
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Substantive Issue Item 2

Item 9: Turning radii and impacts

Point 2;

The bridge arrival point has been set by a detailed study by bridge designers ‘Studio
Bednarski’ to integrate around existing Network Rail infrastructure.

Both an SPD layout and our proposed solution would result in a 7.2m road in front of
the bridge landing (see Item 6 for further detail).

If the SPD road layout was adopted, this would result in a road along the entire
southern edge of the site, omiting the south terrace gardens which would have a
significant impact on the proporation of public realm, already highlighted as an area
of concern within responses recieved.

Item 10 which follows provides a comparsion between the SPD layout and the current
movement and connectivity strategy.

i\ &

‘ Y A T r—
Fig 1.7: SPD Road Layout (explored further in this section)

1
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Substantive Issue Item 2

Item 10: Appraisal of SPD against current strategy

The SPD movement diagrams are extracted below along with
some of the key principles which each street should deliver.

The SPD Movement Diagram advocates ‘two directional
traffic’ on both High Street (The Avenue) and Superstore
Street (South Drive) with interconnecting ‘neighbourhood
streets’.

The analysis which follows appraises the current masterplan
scheme against an option aligned to the SPD Strategy.

12

High Street (North) [

+  Should create a welcoming and legible
entrance to the site.

+  Primary route for pedestrian flow
accommodating cyclists and vehicles.

+  Generous pavement widths to provide good
walking environment with room for street
trees, seating, planting and public art.

+  Able to accommodate two directional traffic,
including buses and waste collection/goods
vehicles.

+ Innovative public realm design to slow down
the flow of traffic and prioritise pedestrian
movement.

+  On street disabled parking spaces and limited
kerb side loading opportunities in line with the
London Plan.

+  Bus stands suitably located with appropriate
space for users within the public realm.

Neighbourhood streets L

Primarily for residential access or appropriate
servicing yard access, quiet in nature

Able to accommodate occasional vehicles
passing and larger vehicles e.g. waste.

High quality public realm design with
integrated planting and limited integrated on
street parking for disabled spaces only.

|
el
||I||||I|||

|

Superstore street [ |

Primary route for traffic associated with the
superstore.

+  High quality public realm with generous
pavements, integrated planting on both sides.

+ Caters for the larger vehicular requirements of
the bus network, superstore, waste collection
and the substations to the west.

+  Provides a turning circle for most vehicles to
recirculate back to Ladbroke Grove.

Attractive landscaping on the railway edge,
incorporating trees and softer features to
mirror the existing wildlife corridor along the
tracks.

Segregated cycle lane to access the
superstore from Ladbroke Grove.

+  Bus stands suitably located with appropriate
space for users within the public realm.
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Substantive Issue ltem 2

Item 10: Appraisal of SPD against current strategy

The SPD makes specific reference to creating an
‘architectural gateway’ to the site which delivers an ‘inviting
street scene’ and confirms that proposals should provide a
‘safe, overlooked and welcoming’ environment for visitors of
the memorial. These points are highlighted on the adjacent
extract and are key placemaking factors in the proposed
movement and public realm strategy.

13

YOU SAID..

The memorial site should be kept
and made more inviting to honour
those that died

G E
() 2 M&
Workshop Feedback

We've required that
this space is improved
and integrated into the
scheme to ensure that it
becomes an easily accessible
welcoming place for quiet
contemplation and
reflection

108
W A

2. Ladbroke Grove Rail Disaster Memorial
Proposals should:

Allow unimpeded improved pedestrian access
from Ladbroke Grove.

Be integrated into the site masterplan forming
part of the landscaped wedge between the
site and Kensal House.

Deliver a safe, overlooked and welcoming
environment for visitors to
the memorial.

Be developed in close collaboration with the

memorial groups, friends and relatives.
I N N I O B B B B S S S - -

3. Bridge landing (North side)

5. New wharf and Superstore entrance

Proposals should:

Ensure the bridge landing provides an
overlooked, legible and safe environment
for all users of the bridge and the superstore
street.

Link directly to the cycle network and public
transport hubs.

Activate the street with non-residential
ground floor uses to encourage users into the
heart of

the site.

4. Bridge landing (South side)

Proposals should:

Provide flexible space to accommodate
cultural activities such as performance and
markets.

Ensure the bridge lands in a well-overlooked
public square.

Activate the square with non-residential
ground floor uses to animate the space.

Deliver a high-quality public realm and
landscape design that softens the railway
edge.

Provide a legible cycle and pedestrian route
to Notting Barn Road.

Innovatively address the level differences to
ensure that access is provided for all.

Be developed in close collaboration with the
local residents, in particular Notting Barn

Road residents.
I N N I O B B B B S S S - -

Proposals should:

+ Reinstate the infilled basin creating a
generous, activated, publicly accessible
wharf edge.

+  Ensure navigational safety along the canal
and within the basin.

+  Provide flexible space to accommodate
cultural activities such as performance and
markets.

+  Create a legible hub that draws people in
from Ladbroke Grove, the new railway bridge
and the canal towpath.

* Introduce new moorings and associated
service provision in consultation with the
Canal and Rivers Trust and local boating
community. Opportunities to improve
moorings and support services should be
considered.

6. Entrance — Ladbroke Grove

Proposals should:
'---------------
Ensure the surrounding buildings form an

I architectural gateway to the site when I
| coupled with Kensal House. |
I Deliver an inviting street scene that ties the I
| new development in to the surrounding uses |
9
| and encourages activity. |
I . Ensures the safe access of pedestrians, |
| cyclists and vehicles. |
I . Create a legible route into the site. I
| |
L N I I NN NN N B BEE BEE BN BN B . ‘

DEVELOPMENT FRAMEWORK >

STREETS AND SPACES 49
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Substantive Issue Item 2

Item 10: Appraisal of SPD against current strategy

The applicant team have explored numerous road options
with the planning team during pre-application meetings with
those tabled opposite discussed on 31.08.2022.

The extracts opposite show a number of the key options
which have been tested. Each option was appraised in terms
of pedestrian, cycle and vehicle movement and frequency
and with a view to creating a legible site entrance,and a
successful public realm.

The options tested were as follows:

The Avenue (aligned to current strategy)
Single Lane Roads

SPD Option 1

SPD Option 2 (Alternative)

The following pages provide a direct comparison between the
SPD and the current masterplan strategy.

14

1. The Avenue:

350-400 350-400

xx Vehicle Movement Type / Hour (Peak)

[ primary
D Secondary
[ rertiary
24 . Cycle

3.SPD Option 1

350-400  350-400

XX Vehicle Movement Type / Hour (Peak) <ﬁ >

2. Single Lane Roads

xx Vehicle Movement Type / Hour (Peak)

|

-G
_—

4. SPD Opti

xx Vehicle Movement Type / Hour (Peak)

-

350-400 350-400

E—

on 2

350-400 350-400
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Substantive Issue Item 2

. Two Way Roads 51@@sqm
] L T
Item 10: SPD Option 1 - Area Analysis n
| ]
. One Way Roads n/a
- Helghbourhood Streets 13066.3aqgm
T ' e TOTAL ROAD AREA: 8976.4sqm

| I.\ ‘ r.lrl._,__ - __._._.___.,_ -
\l\{ : HH

SITE AREA TAKEN BY ROADS = 8976sqm
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Substantive Issue Item 2

Item 10: Planning Application - Area Analysis -

SITE AREA TAKEN BY ROADS = 7330sgm 1645sqm LESS ROAD THAN SPD
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Substantive Issue Item 2

Item 10: SPD Option 1 - Appraisal

Key Plan

The following points address the key features of the SPD _
movement strategy: e U I

1. Buildings no longer form architectural ‘Gateway’ - Road ,
severs south side of the Avenue. Pedestrians arriving on the ——
southern side of the entrance road would have to cross a 9.6m
wide road to continue west along the Avenue.

| |
i
2. Setting of memorial and pedestrian/cyclist journey to new o e
bridge negatively impacted by roadway. Moving South Drive
further north to create a greater zone for pedestrians and
planting (ideally 6m) would further impact development
plots.

G

B
J."‘—'_l ! . g - 1 l -:.“,_

;_..__._T,_._L.__; i
-

3.Bridge Landing point fixed by overhead cable position. l
Road significantly reduces area of public realm available at = L TR R RS
the bridge landing point. 7

- e e e e e e e e e e e e e =

4. Two way road to High Street remains to accommodate bus
movements, service vehicles, and residential vehicles.

5. Developable area of site negatively impacted by the
introduction of additional roads. The heights of Plot 1
buildings would need to be increased to manage this loss
and more compact building fooprints would lead to greater
privacy and overlooking issues, specifically addressed within
the current design solution for Plot 1.

6. Road width increases to accommodate right turn pockets
for cars and service vehicles turning north between Plot 2.1
and 1.4. This route is not envisaged for buses within the SPD
strategy.

7.West Drive public realm impacted by 2 way road in this
location.

i e .

18] _ |

B = = |
1 =

-~ -

8.1645sgm now occupied by roads (rather than public realm) Irﬂ; H
Bo ) ;
h— — 1
9. Turning radii moved to eastern edge of the site negatively 14 :.l_im' _H| I'
impacting the setting of the memorial j [ “',ﬂ ’
w'bﬁ.! /

10. Public realm north of the Avenue remains unchanged with
dedicated cycle and pedestrian routes

11. Roundabout at western edge of masterplan creates a
vehicular priority.
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Substantive Issue Item 2

Item 10: Planning Application - Appraisal

The following points address the key features of the Planning
submission movement strategy:

1. Buildings form architectural ‘Gateway’ to site entrance.
Road allows pedestrians to permeate into the site on both
sides of the road, without the need to cross a wide road at the
entrance.

2. Setting of memorial garden and pedestrian and cyclist
journey (red dash line) to new bridge enhanced by
introducing generous areas of public realm across the south
of the site.

3.Bridge Landing point fixed by overhead cable position.
Generous area for public realm provided at bridge landing
point.

4. Two way road to High Street remains. 7.2m road width.

5. Developable area of site maximised by reducing amount of
roads (compared to SPD)

6. Pedestrians can freely move along the north of the Avenue
from the site entrance. Those accessing the store would
follow the northern side of the pavement where generously
proportioned dedicated cycle and pedestrian routes exist.
Pedestrians are also able to freely walk the southern edge

of the Avenue to Denby Square whilst crossing only 1
neighbourhood street and 1single directional road. Wide
and legible crossing points assist with crossing wider roads
within Denby Square.

7. West Drive single direction traffic and enlarged public
realm.

8. Providing only one road releases 1645sqm of public realm
across the site.

9. Turning radii accommodated within public realm over 30m
in width

10. Large area of well lit public realm to northern edge of the
Avenue incorporating bus stops, planting and dedicated cycle
lanes.

11. Sports Hub replaces roundabout at the western edge of the

masterplan, providing community space for this residentially
focussed area of the masterplan

18
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Substantive Issue Item 2

Item 10: Appraisal of SPD against current strategy

19

Here, we have provided a summary table to assist in objectively appraising the two
options tested:

Consideration

SPD Option

Masterplan Option

Pedestrians

The SPD option does not allow for an improved pedestrian environment along South
Drive (Superstore Street) and West Drive (High Street North). The Avenue would still
have a two way road within it (6m wide) but the route into the site on the south side of
the Avenue would be severly impacted by a 9.6m wide road at the site entrance.

The masterplan has been driven by the creation of a highly legible and familiar high
street with the Sainsbury’s Store at the head of The Avenue, one which is lined with
commercial frontages which drive activity within this neighbourhood centre. By taking
this approach, over 1600sqm of public realm is liberated for pedestrians and cyclists
within the masterplan.

Cyclists The SPD option does not allow for an improved cycle environment along South Drive  The masterplan option provides an additional area of public realm, ‘South Terrace’ at
(Superstore Street) and West Drive (where 2 way roads would impact upon public the southern edge of the masterplan, improving the route to the bridge landing for
realm and the area available for shared cycle and pedestrian footpaths) both pedestrians and cyclists over the SPD option. Further, a single lane road along

West Drive allows space for a shared cycle and pedestrian route.
Buses The SPD envisages buses travelling along South Drive and either turning at the The masterplan solution allows buses to navigate between Plots 1.3 and 1.4 along

western-most roundabout or fully circulating around Plot 2 which would increase
journey times in excess of those provided by the current masterplan.

asingle lane road, enabling them to loop north to the bus stops along the Avenue,
reducing journey times for the majority of buses within the masterplan.

Junctions and Turning Heads

The SPD option would result in one wide sweep for articulated vehicles within the

Turning heads have been incorporated within large areas of public realm as explored

south eastern edge of the masterplan rather than the two currently proposed. Howeverin item 9.

,the northern turning head would be replaced with a wide junction and road sweep at
the site entrance, severing the south route along the Avenue.

The roundabout at the west of the site

The roundabout option at the far west of the site would restrict the bus standing option A Sports Hub (community use) has been proposed at the western edge of the

to the rear of Sainsburys and would lead to the omission of the Sports Hub at the
western edge.

masterplan which provides both activation and a destination at the end of South Drive.

The right turn pocket near the site entrance, to provide access onto a two way high
street.

The SPD option requires a limited capacity right turn pocket at the junction restricting The Masterplan Plan removes the need for a right turn pocket meaning traffic can

queuing capacity and increasing the risk of buses queuing back onto the main
Ladbroke Grove corridor

move through the junction from Ladbroke Grove more freely than the SPD option.
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Substantive Issue Item 2

Item 11: ‘'Road moved East’ Option

Moving the turning heads east has been explored here as
described in item 11.

The overall area of public realm remains consistent with
the current strategy and carries the following benefits and
challenges:

The developable area for Plot 1is slightly reduced here, N & N ' \ i I _ % / A
leading to the loss of homes K : . Rz {

s

The turning radii are pushed east and place a greater volume A Y. e a1, i1 / S |
of traffic against the Plot 1 garden (currently fronted by a - : e ' [ 1
single lane road) and introduce the northern turning radii into
amore constrained area of the site where these radii become
more detrimental to the pedestrian experience.

Pedestrians crossing from the southern bridge would no
longer have the option to cross a quieter section of road to
travel north.

Single Lane Roads would allow buses to circulate north
between Plot 2.1and 1.4, but a right turn pocket would need to
be incorporated on South Drive to allow for this movement.

Denby Square would contain a single lane road which would
provide access for buses, residential and service vehicles.

The clarity of the high street (The Avenue) would be diluted
within this option (currently the Sainsbury’s Store clearly
articulates the neighbourhood centre at the end of The
Avenue.

As a result of the above factors this option was ruled out
during design development.

SITE AREA TAKEN BY ROADS =7333sgm



Substantive Issue Item 6

Parameter Plans - Iltem 23, 68-77

The parameter plans have been adjusted to address the items
as setout above.

A key change across all parameter plans has been the
extension of the detailed boundary, to include:

The south bridge set down location

The High Street (The Avenue) - detailed boundary extended
to the frontage of 5.2-5.3

West Drive shared pedestrian and cycle route included within
the detailed boundary

Updated parameter drawing list:

167-FAUOO01-Z-ZZ-DR-A-GAP-9000 Planning Strategy - Hybrid
Application Detail + Outline
167-FAUOO1-Z-ZZ-DR-A-GAP-9001 Parameters - Plot
Boundaries

167-FAUOO1-Z-100-DR-A-GAP-9002 Parameters - Access &
Circulation - Ground Level

167-FAUOO1-Z-ZZ-DR-A-GAP-9003 Parameters - Cycle &
Pedestrian Movement

167-FAUOO1-Z-099-DR-A-GAP-9004 Parameters - Basement
Extents

167-FAUOO01-Z-100-DR-A-GAP-9005 Parameters - Limits of
Deviation - Level 00

167-FAUOO01-Z-ZZ-DR-A-GAP-9006 Parameters - Limits of
Deviation - Typical Lower Plan
167-FAUOO01-Z-ZZ-DR-A-GAP-9007 Parameters - Limits of
Deviation - Typical Upper Plan
167-FAUOO1-Z-ZZ-DR-A-GAP-9008 Parameters - Height and
Massing AOD

167-FAUOO1-Z-100-DR-A-GAP-9009 Parameters - Open Space
- Level 00

167-FAUOO1-Z-ZZ-DR-A-GAP-9010 Parameters - Open Space -
Upper Level Plan

167-FAUOO1-Z-ZZ-DR-A-GAP-9011 Parameters - Proposed AOD
Levels

167-FAUOO01-Z-100-DR-A-GAP-9012 Parameters - Non-
residential Uses Plan - Ground Level
167-FAUOO1-Z-ZZ-DR-A-GAP-9013 Parameters - Non-
Residential Uses Plan - Upper Plan

Basement and p
detailed element. ALl L
1

outline
Refer to Plot 02 drawings for further information.

Plot 4 KENSAL GREEN CEMETERY

Plot 6
odium levels partially subject to
evels above podium subje

4
oy N
4

FAULKNERBROWNS
ARCHITECTS

Al

DRAWING KEY:

T2 Extent of Detailed slement at Ground Level

3 vetailed element Building Footprint

Detailed element of landscape within
imum buildings parameter

" Application Boundary
Proposed Road Network

Extent of Outline element at Ground Level

NOTE: Building footprints are subject to
Limits of deviation

# deviation' between

paraneters please see
eter drawings '9505', '9506' and '9507'

g o
U001-Z-ZZ-DR-  A-GAP-9000 P03

ROKE GROVE

g Strategy Hybrid Application Detail + Outline

S0

et o owee: e T Chekes
167 Sept.23  1:1000 DN DB
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Substantive Issue Item 6

Item 76 - Existing Levels Plan

In addition to the updated parameter drawings, a new

‘existing levels plan’ has been produced as shown opposite
(Drawing Reference 167-FAU0O01-Z-ZZ-DR-A-GAP-9014)

pyright o

FAULKNERBROWNS
ARCHITECTS

EXISTING LEVELS:
——  Application Boundary

Existing AOD Levels

P
“rey A
4o

KENSAL GREEN CEMETERY

mmg

+27.00

+26.00

3
2
%
+24.35 %
2
)

+24.50.

100m
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Substantive Issue Item 7.1

Masterplan Principles and Character Areas

Diagrams that relate to key elements of the masterplan structure, communicating key
principles, have been included within the revised overarching design code. Where
appropriate, they have been made mandatory elements. Refer to Chapter 02 of the Design
Code.

23

1.2 Design Code Document Structure

The Planning Application Structure

Thits Baslgn Code has been wiithen ina simiple, clear Tormat T ensibte the rules and recommendations o be
(Eacly read and unaersteod Oy Doth lechnical and non-technical siakehaliers. Ths will enplre that the cote s
accessiile by as many Users as posshie

The Design Code Structure

This Deslgn Code has been spilt nto sections made 1§ of & chaptes.

Section 02 - Chapter 02

Overarching Design Code

Section 04 - Chapters 4 -8

Plot by plot design codes

How to use the design code

1.2.1 Diagram Labels

Mandatory Design Blements

Specific detailed codes will be presented in green et baxes. Reserved
Matters Applications {RMA) must adbere to these codes for compliance.

The rules are BUSTEED NEre LSing
Pigt 05 25 an eanpls. Pease
350 TEtEr 0 INavioJal plot design
£0025 107 30aitional Infermatien.

Text to describe mandatory E
elements of the code will be !
highlighted in green H

Terminology and labelling

1.2.2 Wording
The adjacent diagram (fig 1.2) describes the design code hierarchy.

1= Design Code reference 2= Design Code element title
SW = Site Wide

01 - 0i& = Plot reference
B = Building Element
L = Landzcape

3 =Text deseription
4 = Supporting text

5= Supporting Graphic

1.2.3 Wording
Must - required elements as part of Reserved Matters Application (RMA)

Should - Compliance to guideline is preferable
May - Compliance to guideline i optional
1.2.4 Layout of design code components

MAHDATORY
HOM - MANDATORY - for llustrative purposes

Mandatory diagrams are marked
with ared flag
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Substantive Issue Item 7.1 Inspiration

Masterplan Principles and Character Areas

Urban
context

Ladbroke Square
Gardens
Ladbroke Grove
Garden

e Portland Road

Our masterplan has taken
inspiration from the locality. We
have referenced architectural
elements, landscape design
and the local streetscape whilst
preparing our designs.
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Substantive Issue Item 7.1

Masterplan Principles
and Character Areas

. The planting strategy for the site
CO nteXt. will draw reference to the unique

landscape of the surrounding area
Plants and Iace and in particular the Ladbroke
p Grove squares and gardens that
use specimen trees, lawn areas
and textured borders to create

relevant green spaces that are
familiar to the locality.

Rain gardens, wildflower
grasslands and sensory planting
will create a variety of spaces
that respond to biodiversity,
provide sustainable drainage
opportunities and provide calm,
quiet spaces within the public
realm.




Substantive Issue Iltem 71 The Masterplan

Masterplan Principles and Character Areas

Urban
context

R e e, : JBUIHR . - BF EF 1 RN F o ‘ Ladbroke Grove
ol . — bl - 4 . 0 . L3 : o | . :I v : i . :. ! =
1o ‘:.mi!i ’ ' 2 Vg e I LE B3 B b ' a The Grand Union Canal

T"\ {;'-_-.A - : y T 2 . i :. Pl ‘.' d » } .
] e N = e == 75 S h o : e The Great Western
e e - : o o 2 e 1] = - - ’ -'I;.‘. - .f s ¥ :I 3 b} A ; ¥

Mainline

The site is unique in that it forms
part of a wider ‘island’ within
London, divided by the railway
to the south and the canal to the
north.

Kensal Town has a character of
its own, arich history of creative
industry, a mix of building

uses and typologies, and quiet
residential streets.

The KCOA site allocation provides
an opportunity to reconnect the
two side of this connected space
to form a connected ‘Ile’ space.
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Substantive Issue Item 7.1

Masterplan Principles and Character Areas

The relationship between
buildings, streets and gardens
is one of the most impactful
characteristics of the local area.

As you travel along Ladbroke
Grove from the south thereis a
marked pattern of enclosure and
release as gable ends of terraces
alternate with open green spaces
and trees in the space fronting the
road side.

Urban
context

Framed gardens

The following page describes the
key elements we have drawn from
our analysis of the locality.

We have made reference to
architectural, landscape and
streetscape elements and have
used these elements to inform our
new proposals.

At Ladbroke Grove Garden a large
pavilion block stands set back
from the main road.

Fronting a garden square to

the east and a shared private
garden to the west, the building
has a strong relationship with

its surrounding landscape and
creates an important break in the
pattern of buildings against the
main road.

Pavilions in parks

On the corner of Portland Road
acurved three storey building
forms the junction between

two streets. The building is an
eccentric feature of the street
scape and acts as an important
human scale marker building with
the local area.

Nighthawks - corner
moments + transition pavilions
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Substantive Issue Item 7.1

Masterplan Principles and Character Areas

Our nearest residential neighbour - Kensal House

An example of this approach to referencing architectural heritage along Ladbroke
Grove already exists within Kensal House shown below, at the south eastern edge of
the site. The material palette and rigour inherent to its design is subtly referenced
within the gateway plots.

Birds eye viow of the Estate

~—housing blecks in the . pen
foreground, nursery S TR

and pf.ﬂmd W i

i roroston
ULiERY
sCHOOL
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Substantive Issue Item 7.6

Cultural Strategy

The cultural strategy for Ladbroke Grove is embedded within the masterplan as an
integral part of making a successful place, both during the construction phase and
once the site is completed.

The planning submission contains significant detail of the approach within the
following documents:

The Design and Access Statement - Section 3.7 and 3.8 where details of the
neighbourhood centre and the carnival are provided.

Parameter Plans - Non-Residential Active Frontages Plan which shows the extent of
building frontages available for all use types. This is then expanded upon with the
Design Code.

Design Code Section 2 (contains Workplace and Cultural Strategy) showing spaces
appropriate for cultural uses.

Cultural Placemaking Strategy (document: 167-FUT001-Z-XX-DC-Y-RP-0001_Ver1).
A project timeline is provided which gives an overview of meanwhile and long term
cultural uses across the construction timeline.

Within the retail framework prepared by Churchill and Partners and presented

in pre-application meeting on 7th June 2023 and within the Design and Access
Statement as listed above.

The following pages set out the cultural and retail uses which are envisaged across
the construction period and indicate both meanwhile and long term strategies.

29

mmunity Hall

Sports Hub Art studios

Fig 1.8: Extract from Pre-app presentation by Churchill and Partners

::;;"’"“‘"i usmuzm’

i CLSTER

GROUND FLOOR EXPERIENCE: COMMUNITY

~Restayrant

e
a
...'....:
‘ 'S

1 07.06.23

& Secure Outdoor
Play Area

Canal Basin
Activity Centre
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Substantive Issue ltem 7.6

Cultural Strategy - Timeline

The table opposite is extracted from the Cultural -
Placemaking Strategy and indicates the key phases as the P R OJ E C TS F RA M E WO R K Meanwhile Legacy Influence
masterplan develops (Doc Ref: 167-FUT001-Z-XX-DC-Y- _
RP-0001

Revision: PO1).

The following pages illustrate these three key phases in the 1. A Place Where People Flourish 2. A Platform to Create

development; short, medium and long term, and highlight Champloning local diversity & wellbeing Nurturing Next Gen talent
where cultural venues (alongside other non-residential

uses) will be incorporated across the masterplan as it is
delivered.

3. The Home of Regenerative Design

Leading the Circular Economy

Key cultural projects to be delivered in each phase are
shown below (red dash), which are explored in greater
detail within the Cultural Placemaking strategy and on the
following pages.

Plot 4's Znd ¥ Plot 2's

ist ¥z Ladbroke Plot5's Plot1's +86
Gardens built complete Iggrtt;:;::{ : Somplctn complete complete
built Temp High
Dhlc?aféﬁ Street route
opens
Mew store
opens

Ll e e e |

1. Ladbroke Gardens

2. Hoardings

3. High Street
4. Wayfinding

5. Community Hub

6. Creative Industries Incubator

3
8

e e e e |

i gy AR
kL

A1 Plot 4 Plot 2 Plot 5 Plot1+6
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Substantive Issue Item 7.6

Cultural Strategy - Meanwhile Use- Short Term

The first three years of development will be focussed on
the delivery of the western half of the masterplan, while the
existing Sainsbury’s Store remains in operation.

Key features to be delivered during this phase:

Construction of South and West Drive

Construction of Plot 2 and Plot 4

Plot 5 New wharf, temporary community hub and associated
green space

Plot 6: Demolition of Canalside House and creation of

new public park and temporary pavilion. This could house
temporary creative workspace and business support
programme for incubating future enterprises for the
development and local area.

Wayfinding introduced along canal edge to draw people into
the site

Site Hoardings (red dashed lines) will integrate art from the
local community.

Within this phase the existing footpath along the canal edge
will become an important route in allowing pedestrians and
cyclists into the development as it emerges, whilst retaining
the existing pedestrian routes into the existing Sainsbury’s
Store.

31

Sainsbury’s Store

Cultural Use
"‘L\
4 -
\} A d__ : f ¢ \
B IN
<’// r_j r§J <:> .<§$i>f
T I‘l“ipath —¥
: - =1
Plot 6:
Ladbroke
Gardens

Fig 1.9: Hoardings featuring local art trail
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Substantive Issue Item 7.6

Cultural Strategy - Meanwhile Use- Medium Term

The following c.3 years of development will see the opening
of the new Sainsbury’s Store.

Key features to be delivered during this phase:

Plot 2 and Plot 4 Completed

Plot 6 park extended west once the Sainsbury’s Store carpark
has been removed and introduction of Temporary Community
Hub

Construction begins on Plot 5 and 1

The existing road from the site entrance to be demolished and
the Avenue constructed along with associated pavements,
landscape and dedicated cycle routes.

Key cultural projects to be delivered include:

Ladbroke Gardens: Play and recreation, cultural events and
public art

Wayfinding included across the site

Hoardings (red dashed lines)- creative arts commissioned
from local artists and community members (dashed red lines)
Plot 5 New Wharf: Pop up businesses

Plot 4.1: Incubator Unit / Creative Arts Hub

Plot 2.41: Community Art Studio

Plot 2.4.2: Community Hall

Plot 2.1.2: Community Cafe

Plot 6: Temporary Community Hub facing Ladbroke
Gardens. This could include expansion of temporary creative
workspace and business support programme

High Street (The Avenue): pop-up businesses and cultural
projects - The units shown are 2.44m x 6m; the dimensions
of a shipping container which are frequently utilised for
meanwhile use. The Avenue is proportioned to house

these units whilst retaining generous areas for use by both
pedestrians and cyclists.

e ! _Ilhm _ '-—l-:._—;__ o 3 E b N

Fig 1.10: Extract from cultural placemaking strategy showing Pop up businesses and cultural events on the

Avenue

Sainsbury’s Store

Cultural Use

Plot 6:
Ladbroke
Gardens
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Substantive Issue Item 7.6

Cultural Strategy - Long Term

The final years of construction will see the completion of all
plots, roads and public realm across the masterplan. Sainsbury’s Store

Key features to be delivered during this phase: e . st -

o S Cultural Use
Plot 1, Plot 5 and Plot 6 Completed o
Canalside Centre demolished and its housing, office space 2
and canoe club relocated within the masterplan. g T
Sports facilities constructed - o

Plot 6 park completed alongside associated Playspace / /"
All public realm landscape features and roadways v

completed. /”
e

Key cultural venues within the masterplan to include:

Ladbroke Gardens: Play and recreation, cultural events and

public art, including playing host to the Notting Hill Carnival
Wayfinding included across the site - e )
Plot 4.1 - Incubator Unit / Creative Arts Hub 2 ) 2 —— '\\
Plot 241 - Community Art Studio

Plot 2.4.2 - Community Hall N

Plot 2.1.2 - Community Cafe )
Plot 2.9.1 - Sports Hub _—[\Y\
Plot 6.1.1 - Music School =

Plot 6.1.2 - Recording Studio Plot 6:

Plot 6.2.1 - Rowing Club 4.2 Ladbroke
The potential for pop up markets and events exists across z ) i b Gardens

the masterplan once completed. Ladbroke Gardens and the 9 ' o /
Avenue are both well suited to house these types of project . Za® ' _ | T J ! i
due to the scale of these areas of public realm. o ~ '

2.1.2
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Substantive Issue Item 7.6

Cultural Strategy - Long Term

The masterplan will deliver a high quality and vibrant series
of non-residential functions which will animate all areas of
the masterplan and will maximise active frontages.

The following use types are proposed across the masterplan
alongside the cultural spaces previously highlighted. The
layout opposite and table below shows where these uses are
proposed within the masterplan

MON-RESIDENTIAL USE KEY: INDICATIVE
PLANNING USE

SUI GENERIS / CLASS E /

Community/Cultural Space CLASS F1 / CLASS F2
P siveiis. awE
"""
B esiins: 0 omms 000
B soessosns gz
""" ————
B soons 0 ame

Pavilion Building (Bar/Bistro) CLASS E / SUL GENERIS

Flot 82 Club Entrance Buillding SUI GEMERIS

Creche CLASS E
Reprovision of Office Space CLASS E
(Canalside House)

w— fApplication Boundary Han
NOTE H
. USE TYPE/CLASS ARE FOR ILLUSTRATIVE PURPOSES
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Substantive Issue Item 8.0

Housing Quality

The following pages aim to communicate the steps we have taken to achieve the
housing quality standards listed in London Plan Policy D6 and National Design Space
Standards (NDSS).

This section will also highlight our approach to London Plan Policy D7 Accessible
Housing and Building Regulations requirements M4(3) "Wheelchair user dwellings'.

35

Policy D6 Housing Quality

The following notes describe our response to the individual points listed within
policy D6

Section A
All homes will meet the internal space standards as set out in table 31as a minimum.

All homes will comply with the Private internal space requirements (Iltems1-8 and
items 3.6.1/3.6.2/3.6.3/3.66/3.6.7/3.6.8 and 3.6.10.

All homes will be provided with private outside space according to the requirements
listed in item 9 and item 3.6.9 of the policy.

Section B

The following pages describe how we have responded to the qualitative aspects of the
development as described in table 3.2. We have presented this information a plot by
plot analysis.

SectionC

Information on our approach to Dual Aspect homes, balancing the unique geography
of the site, our approach to the grain of the buildings and the way they interact with
their context and provide appropriate levels of natural light is presented within this
report (substantive item 8). Animportant element of this works relates to optimising
site capacity (policy D3) whilst also maximising dual aspect homes.

Section D

We have included information on design for daylight and sunlight and our approach to
environmental design within the following plot by plot analysis.

Section E

Detail of storage space and building access requirements are included in the
following pages.

Section F

Tenure blind principles will apply to all buildings. Mandatory elements of the design
code apply to all plots regardless of tenure.

Response to table 3.2

The following pages aim to respond to the requirements listed within table 3.2,
presented on a plot by plot basis.
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Substantive Issue Item 8.0

Table 3.2

PIOt 01 Egﬁgf)ant ',‘;’ﬁ,ﬂ%%ﬁgyagggﬁgsn De (i) Layout, Orientation and Form
Built form, massing and height

Housing Quality oot .

The built form, massing and height of the development has
been considered as part of a wider study on the surrounding
context.

In the case of Plot 01, we have carried out several iterations
of possible layouts as described on page 54 of this
addendum document.

Our site wide massing strategy shows our broad approach to
massing, with taller buildings positioned along the railway
edge.

We have stepped the height of the buildings along the
southern side of the site and have stepped the height down
towards the neighbouring housing at Kensal House.

- -". ) == . k‘." = .._‘. = ‘-'--"._'-L b R 4 . I ' S,
| vt from 1o south R cLMNE W Y B

Fig 1.16: Plot @1 as viewed from the south
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Fig 1.13: Massing to the southern fringe of the site Fig 1.14: Gaps allow daylight to reach the centre of the Fig 1.15: Plot 01 as viewed from the north
site.
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Substantive Issue Item 8.0

Housing Quality

The adjacent diagrams describe the iterative process carried
out on the massing and form of plot O1.

The design has evolved through 2022/2023 to incorporate an
additional staircase within each taller element. This process
led us to remove one of the ‘5 - fingers’ shown in the original
design in order to incorporate wider blocks and larger
spacing between each of the blocks.

37

Plot 01

Fig 1.17: The original design showing 5 ‘fingers’ of development
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Fig 1.19: The original massing model showing 5 ‘fingers’ of development

Qualitative design aspects
London Plan Policy Section D6

Table 3.2
(i) Layout, Orientation and Form
Built form, massing and height

Fig 1.18: The current design showing 4 ‘fingers’ of development

1.1

Fig 1.20: The revised massing model showing 4 residential buildings
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Substantive Issue Item 8.0

Housing Quality

The adjacent diagrams describe the iterative process carried
out on the massing and form of plot O1.

The design has evolved through 2022/2023 to incorporate
an additional staircase within each taller element. This
process led us to remove one of the ‘5 - fingers’ shown in
the original design in order to incorporate wider blocks and
larger spacing between each of the blocks.

Fig 1.22: The original typical floor arrangement showing 5 ‘fingers’ of development

38

| T : Table 3.2
PIOt 01 | LEIEGEONERPERE (i) Layout, Orientation and Form

: Built form, massing and height

i London Plan Policy Section D6

182P AR
61.8m i

162° Al
56.9 m

182P AR 1829 AR
610m? 737 me

182 AR el el 182P AR
56.9m: 3 61.8m:

Fig 1.21: The revised typical floor arrangement showing 4 residential buildings
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Substantive Issue Item 8.0

Table 3.2

alitative design aspects - - .
PIOt 01 E’g‘mjon Ilglan Pc;ﬁcy Sgction De (i) Layout, Orientation and Form
Built form, massing and height

Housing Quality ot At .

The adjacent diagrams describe the iterative process carried
out on the massing and form of plot O1. =

The design has evolved through 2022/2023 to incorporate

an additional staircase within each taller element. This T
process led us to remove one of the ‘5 - fingers’ shown in the "
original design in order to incorporate wider blocks and larger i
spacing between each of the blocks. — 1 27m
|
1
~ 1

i o - S o
AR R 2 -2

T L 1 f L A
w v W w i DUAL ASPECT OR SINGLE ASPECT SOUTH FACING

b4 h SINGLE ASPECT

@ SPECIAL CORNERS & KEY FACADES
@ RESIDENTIALTO STREET AT GROUND FLOOR

Fig 1.23: The illustrative typical floor layout for Plot 01
€ > Dimensions between blocks
Illustrative scheme offsets

(rounded down to nearest 0.5m)
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Fig 1.24: Sketch model view of Plot @1 from the south Fig 1.25: Study model view of Plot @1 from Plot 05
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| Qualitative desi Table 3.2 i
| Qualitative design aspects : :
Plot 01 : London Plan Policy Section D6 (1)) Layout of the scheme ;

Housing Quality
Public realm and active frontage

W
L;' J | \//)

il B

1.4 1.3 1.2 1.1

Substantive Issue Item 8.0

LB

Towards Avenue ) .
Fig 1.27: Plot @1 - Street hierarchy

Towards South Park Linear Park / Bridge Link @=—)
Side streets Linking streets ¢———

Fig 1.26: Plot @1 - Active frontage strategy

°

.!.- BN ANEPL. sutae
l | il

i e
——— =

Fig 1.28: The entrance threshold 2 Fig 1.29: The avenue threshold 3 Fig 1.30: The avenue pavilion Fig 1.31: The avenue and active frontage
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Substantive Issue Item 8.0

Table 3.2

(iii) Site layout, orientation,
design of individual dwellings
and common spaces.

Qualitative design aspects
London Plan Policy Section D6

Plot 01

Housing Quality
Daylight/ Sunlight and long views to the south

Natural ventilation
where possible

Good daylight
and outlook

Design to promote

Design for
Circular Economy

Ambiant loop with
Air Source Heat
Pumps

Passive Solar

active travel Shading o
i ]
Biodiverse Safe and conveniant - e
Green Roofs cycle storage i [ ] ® [ ]
A - r—- - - s IS
I 1 1 i i
Paa ] H
Rainwater i l, |! 1
attenuation T | | T 1 1 1<
E _ = 5
with SUDS and Urban Green Edge < l I ' ' '
Raingardens | | : : :
] - 1 1 1 1
- b: : | g1 1 1 X
Photovoltaic - Mechanical E 1 ) 1 1
Pancls K Ventilation Heat ° B e 3 1 1,
. s Recovery (MVHR) < 7 * x ! ! L2
1 = Al 1 A
B ’ Y 1 i
S ’ N 1 LA
o S ) N A
Low lifecycle carbon Potential for Electric U : \\ 1 'l h
emissions vehicle charging I' 1 N12 1
’ 9 - 1 ‘,( 1
’ e =y 1 ROEN 1
— 4 1 ol =3 1
ool S/ iV Vol
Car-Free oo High Fabric / 1 1 \\ 1
Green Space el Efficiency ’ < ===-n === ' 1 \
’ ’ 'K 1 [N
,/ ,{ 1 B
’ v v A 1 1
Preserving existing Enhanced ! / I' : | H
Te Vi XISt ’ V4
trees Biodiversity /l ’ * * *
’
/ ’
’
/ | S

. . . Fig 1.32: Plot @1 - Long southern views across the traintracks
Fig 1.33: Plot @1 - Meeting the challenges of climate change

[Nl

24.5m’

¢ - - -3

28.5m
¢ ===

Fig 1.35: Plot @1 - Gaps to provide sunlight to the centre of the site TS, I

Fig 1.34: Plot @1 - Delivering privacy and adequate daylight - block guaging
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| Qualitati - Table 3.2
| Qualitative design aspects . ,
Plot 01 . London Plan Policy Section D6 (iV) Outside Space

Substantive Issue Item 8.0

Housing Quality
A variety of landscape spaces
e . )

Fig 1.36: The south facing linear park Fig 1.38: Active frontage to the crescent
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Substantive Issue Item 8.0

Table 3.2

Qualitative design aspects (v) Private Amenity Space

London Plan Policy Section D6

Plot 01

Housing Quality
P r i Va te a m e n ity S p a C e S Note: Private amenity spaces comply with minimum spaces standards

for each house type aligned to London Housing Design Guide Standards

N

lauun:u:nn.-::-.uu IIIIRIII?H:II'

Fig 1.43: Plot 1.1 - Entrance door thresholds

Fig 1.41: South facing elevation showing balcony rhythm Fig 1.40: Corner of Plot 1.2 facing ‘The Avenue’ and the site entrance

Fig 1.42: Plot 1.1 Roof Terraces
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| Qualitati - Table 3.2
PIOt 01 i (ngr?g’éar;c Iggg%solﬁgyagggggsn D (vl) Usability and Maintenance

Substantive Issue Item 8.0

Housing Quality
Usability and maintenance

Fig 1.46: Plot @1 - Ground floor access, entrances, servicing, refuse and cycles Fig 1.47: Plot 01 - Ground floor illustrative plant areas

CAR ACCESS BIN STORE WATER TANKS . SWITCH ROOMS
PLANT RESIDENTIAL ACCESS . SUBSTATIONS PLANT (OTHER)
- SERVICEACCESS CYCLE ACCESS . FIRE ACCESS B ssseventeiant
ACCESS
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Substantive Issue ltem80 TR Tb|-32 """""""""""""""""
Qualitative design aspects lelle = . :
London Plan Policy Section D6 (i) Layout, Orientation and Form
Built form, massing and height

Plot 04

Housing Quality

The built form, massing and height of the development has - -

" e o S J'—W /«! - L
been considered as part of a wider study on the surrounding J.h/ y ' : — 7 =
context. ¢ - P

Our site wide massing strategy shows our broad approach to
massing, with taller buildings positioned along the railway
edge and lower buildings shown the canal edge.

SAPPNP

-

L
Y
PEPFPPEFIFIF

4
3

v

Plot 04 is arranged as two pairs of mansion blocks centred
on a public park. Atall building marks the entrance to the
park and signals the onward connection to the canal edge.

5
)
1
>

Fig 1.48: Massing concept sketch
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Fig 1.52: Plot @4 as viewed from the ﬁorth
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Fig 1.49: The proposed‘masterp an mapped into aerial view.

Fig 1.50: Gaps allow d;ylight to reach the centre of the
site.
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Substantive Issue Item 8.0

Housing Quality

Enhanced aspect Plot 04

The distribution of the five buildings within Plot 4 has been carefully considered
to maximise long views out of the residential units. The blocks are laid out
perpendicular to the curve of the canal forming a splayed orientation. This creates
a series of triangular spaces opening towards the water, increasing opportunities
for diagonal views towards the canal. This also ensures a more permeable and
varied composition to the frontage facing the cemetery.

This strategy of creating oblique views is further reinforced by the addition of bay

windows, giving the living rooms of the mansion blocks a variety of outlooks, north
to the canal and south to the sun.
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Plot 04 Qualitative design aspects Table 3.2

London Plan Policy Section D6

A 0
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Livingrooms

Fig 1.53: Typical floor highlighting the location of Living rooms and potential for long views (Illustrative Scheme)

(i) Layout, Orientation and Form
Built form, massing and height
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Substantive Issue Item 8.0

London Plan Policy Section D6 (i) Layout, Orientation and Form

PIOt 04 Qualitative design aspects Table 3.2
Built form, massing and height

Housing Quality ot At .

Fig 1.57: View 1: Looking East from 4.2

Fig 1.56: View 2: Looking North from 4.1 Fig 1.54: View 3: Looking South from 4.4 Fig 1.55: View 4: Looking North from 4.4
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Substantive Issue Item 8.0

Housing Quality

As a result of the splayed geometry and in order to maximise the area available to
the public open space, the distance between the various buildings is reduced as you
move away from the canal. Great care has been taken to ensure that this proximity is
not detrimental to the residential amenity. The arrangement of the buildings and the
positioning of windows allows for long views past these pinch points’ and minimises
the amount of overlooking.

48

Qualitative design aspects
London Plan Policy Section D6

Plot 04

28m

18.5m

N\

Fig 1.58: Plan showing distances between buildings (Illustrative Scheme)

Table 3.2
(ii) Layout of the scheme

20m
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Table 3.2

London Plan Policy Section D6 (i) Layout of the scheme

Substantive Issue Item 8.0 i
Plot 04 i Qualitative design aspects

Housing Quality
Public realm and active frontag

CANALSIDE
PARK
[m)]
Fig 1.60: Plot 04.4 Commercial Unit Fig 1.61: Plot 04.5 Commercial Unit Fig 1.62: Plot 04.1 Commercial Unit sf:
>
-
o
-
O
(@]
e R v
Fig 1.59: Plot @4 - Active frontage strategy .
Towards raised courtyards

Towards Wharf Road, Towpath Mews & the new Wharf
Towards Canalside Park
Towards the Canal [

Fig 1.64: Plot 4.2 - Residential Entrance
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Substantive Issue Item 8.0

Table 3.2

Qualitative design aspects (ii) Layout of the scheme

London Plan Policy Section D6

Housing Quality S —— .
Public realm and active frontage

9
o
(o
=
=S

Fig 1.67: Canalside Park

CANALSIDE
PARK

Fig 1.66: Ground floor plan Fig 1.65: Axonometric sketch showing ground floor uses in Plot 04 (Illustrative Scheme)
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Substantive Issue Item 8.0

Housing Quality
Daylight/ Sunlight approach to low carbon design

Natural ventilation
where possible

Good daylight
and outlook

Design to promote
active travel

Biodiverse
Green Roofs

Rainwater attenua-
tion with SUDS and
Raingardens

Photovoltaic
Panels

Low lifecycle carbon
emissions

Car-Free
Green Space

Preserving existing
trees

51

Plot 04

Qualitative design aspects Table 3.2

: London Plan Policy Section D6

(iii) Site layout, orientation,
design of individual dwellings
and common spaces.

Design for
Circular Economy

Ambient loop with
Air Source Heat
Pumps

Passive Solar Shad-
ing

Safe and convenient
cycle storage

Urban Green Edge

Mechanical Ventila-
tion Heat Recovery
(MVHR)

Potential for Electric
vehicle charging

High Fabric Efficien-
cy

Enhanced Biodiver-
sity
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Substantive Issue Item 8.0

Housing Quality
Usability and maintenance

»  CAR ACCESS

PLANT

- + SERVICE ACCESS

Plot 04

"""" RESIDENTIAL ACCESS
BIN STORE TO BIN STORES
RESIDENTIAL ACCESS . BIN CHUTE
CYCLE ACCESS . FIRE ACCESS

Fig 1.69: Plot 04 - Ground floor access, entrances, servicing, refuse and cycles (indicative locations)
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Fig 1.68: Plot 04 -

Table 3.2

i Qualitative design aspects (vl) Usability and Maintenance

i London Plan Policy Section D6

. CAR PARK STACKER
. CYCLE STORAGE
PLANT

BIN STORE

Basement servicing and cycles
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Substantive Issue Item 8.0

Housing Quality

53

Plot 05 | Qualitative design aspects T""E'e 3.2 ori : dE i

: London Plan Policy Section D6 (i) Layout, Orientation and Form

; Built form, massing and height |
The built form, massing and height of the development has = ; iy A b |
been considered as part of a wider study on the surrounding o < EEE :
context. ! \ _.- 4441
T HE
Our site wide massing strategy shows our broad approach to E EEE : ==E;
massing, with taller buildings positioned along the railway e HHE E: ; :
edge and lower buildings shown the canal edge. E i EE : 15

] l'ld

Plot 05 is arranged to front the canal with a warehouse style
building typology echoing the former industry which existed
along the canal edge. Building 5.1 is intentionally taller than
other canal facing buildings to act as a marker for the re-
instated basin.

saANIRl | e ‘!!
by S =|.‘
1} i (B
it EREY '.i.
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i A =!.
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> '.‘I.|=1l’:'
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Fig 1.72: Gaps allow déjiight to reach the centre of the
site.

Fig 1.73: A CGI image showing
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Substantive Issue Item 8.0

Table 3.2

Qualitative design aspects (ii) Layout of the scheme

. . PIOt 05 London Plan Policy Section D6
Housing Quality S |

(] . .
= [ . = = = = = = == =
5 [T &
N 1 [ ] [ ] - L [ ] [ ] L ] L] |
X : { - |
: '
> y B : L 1 L] ] L ] L] L] ] L ] L]
: [ - |
(] = . . l 'E S . . T
1 [ L]
1 I ! Vamaiein '
S Mee— — | - 1 L] ] - L ] L | L} - L ]
n - 'l 1 S - ol
1 - [ ] [ ] - ] [ ] [ ] L]
;ﬂ:fi;!t‘:fif:— - -—— . . ;jﬂ
Towards Avenue
Side streets
Fig 1.76: Plot 5.1 Street Activation Fig 1.75: Plot @85 Key Frontages Ground Floor

Towards Canal

Fig 1.77: Street Activation - active frontage
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Substantive Issue Item 8.0

Table 3.2

(iii) site layout, orientation and
design of individual dwellings
and common spaces

Qualitative design aspects
London Plan Policy Section D6

Plot 05
Housing Quality

Enhanced aspect Plot 05

The distribution of the buildings within Plot 5 has been
carefully considered to maximise long views out of the
residential units. The blocks are laid out perpendicular to
the canal, with larger dual apsect homes positioned on the
corners of the development with views towards the canal,
the 2 canal basins and the avenue.

AN
This strategy of creating oblique views is further reinforced I
by the addition of deep projecting balconies giving the living i A
) I
rooms of the blocks a variety of outlooks, north to the canal I A A A A
and south to the sun. 1 I I I i
:l I [ I I I
i -— | i ! |
¢ ---> Lt LI
- ) € -
N [\ I | I |
€=--- A A -——
- ’—‘ L 1 1 i
€ a L __Ls
Y
- | ¢--= =TI
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Fig 1.79: Plot @5 - Maximise dual aspect apartments
DUAL ASPECT OR SINGLE ASPECT SOUTH FACING

SINGLE ASPECT

@ SPECIAL CORNERS & KEY FACADES
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Substantive Issue Item 8.0

Plot 05

Housing Quality
Daylight/ Sunlight approach to low carbon design

Natural ventilation
where possible

Good daylight
and outlook

Design to promote
active travel

Biodiverse
Green Roofs

Rainwater
attenuation
with SUDS and
Raingardens

Photovoltaic
Panels

Low lifecycle carbon
emissions

Car-Free
Green Space
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Table 3.2

Qualitative design aspects (iii) Site layout, orientation,

| London Plan Policy SectionD6 e ian of individual dwellings

and common spaces.

Design for
Circular Economy

Ambiant loop with
A= Air Source Heat
Ll | PUmpS

Passive Solar
Shading

A Safe and conveniant
L cycle storage

Urban Green Edge

Mechanical
= Ventilation Heat
~~+ ' Recovery (MVHR)

== High Fabric
Efficiency

Enhanced
Biodiversity
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Substantive Issue Item 8.0

Table 3.2

Qualitative design aspects (v) Private amenity space

. PIOt 05 London Plan Policy Section D6
Housing Quality T |

Private amenity spaces

Each home enjoys a generous projecting balcony that offers
wide views either across the canal frontage or the central

avenue. At the far east and west views are provided across _ _l_
the canal basins.

Residents of building 5.2 and 5.3 included a generous lower
level private communal terrace (1) and a private roof level
garden (2).

- o om -.Il - w om

.. A A
¥

Fig 1.81: Plot @5 External Amenity Spaces - Private

Fig 1.82: Plot @05 External Amenity Spaces - Private
57 Ladbroke Grove DAS Addendum - March 2025



Substantive Issue Item 8.0

Housing Quality
Usability and maintenance

In order to maximise ground floor active frontage, cycle storage is provided within
the basement alongside plant rooms and back of house spaces wherever possible.
Lifts and stairs will be designed to be suitable for transporting bikes between levels.
Separate lifts are provided to serve BOH areas.

. L{;'"‘._ A e - ..4.: ..... :.;}'I
. . " e - ol H

Fig 1.84: Plot 05 - Ground floor access, entrances, servicing, refuse and cycles (indicative locations)
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Plot 05

Qualitative design aspects

London Plan Policy Section D6
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Table 3.2
(vl) Usability and Maintenance
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Fig 1.83: Plot @5 - Basement servicing and cycles
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Substantive Issue Item 8.0

Housing Quality

59

The built form, massing and height of the development has
been considered as part of a wider study on the surrounding
context.

Our site wide massing strategy shows our broad approach to
massing, with taller buildings positioned along the railway
edge and lower buildings shown the canal edge.

Plot 06 is arranged as the backdrop to a significant new
piece of landscaped public realm. With an active ground
floor that opens up to both the new landscape and the
existing canal basin, Plot 06 provides a open and generous
threshold to the site.

b gl

Fig 1.88: A generous civic space at the entrance of the site

h Sl
Fig 1.87: Plot 06 as viewed from the north

r

_— -~ - s— T — ey = ~ ‘\_J. -
\’ - X STerlih
" SHH
o b VS
- T 1
: b L H S HH
| 4 HE HH
A . . r
G G
TR ..
" _‘. :

Table 3.2
(i) Layout, Orientation and Form
Built form, massing and height

Qualitative design aspects
London Plan Policy Section D6
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Fig 1.86: A CGI image showing Plot 06 as viewed from the north
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| Qualitati - Table 3.2 i
| Qualitative design aspects . :
Plot 06 . London Plan Policy Section D6 (i) Layout of the scheme ;

Housing Quality

Substantive Issue Item 8.0

B
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DUAL ASPECT OR SINGLE ASPECT SOUTH FACING ‘ ‘
SINGLE ASPECT B \
Fig 1.89: Plot @6 - Maximise dual aspect apartments Fig 1.93: Plot @6 - Balcony types & locations Fig 1.94: Plot @6 - Balcony types & locations

Enhanced aspect Plot 06

The distribution of the five buildings within Plot 6 has

been carefully considered to maximise long views out of

the residential units. The block is laid out perpendicular to

the canal, with larger dual apsect homes positioned on the

corners of the development with views towards the canal,

the existing canal basin the avenue and the new entrance |
garden - Carnival Gardens.
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Fig 1.92: Illustrative apartment balcony - iterative testing Fig 1.90: Illustrative apartment balcony - iterative testing Fig 1.91: Illustrative apartment balcony - iterative testing
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Substantive Issue Item 8.0

Housing Quality
Public realm and active frontage

61

Fig 1.95: Plot 06 - Active frontage strategy

= N

Fig 1.96: Plot @6 - Illustrative ground floor level

Plot 06 Qualitative design aspects Table 3.2
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Towards Garden

Within Colonnade

Towards Canal Basin

Towards Towpath (Level 01) -
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: London Plan Policy Section D6 (i)} Layout of the scheme

Fig 1.97: Commercial Base
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Substantive Issue Item 8.0

Housing Quality

Table 3.2

Qualitative design aspects (ii) Layout of the scheme

London Plan Policy Section D6

Plot 06

Public realm and active frontage

Views towards Canal Basin

The activation of the canal edge adjoining the basin is of
equal importance to the landscaped garden. The selection
of commercial units in this area should align with the basin's
use as a sports facility by the London Sports Trust.

A key consideration for this edge is to enhance accessibility,
particularly improving access from the lower basin edge to
the towpath on the northern side, which is approximately
+30m AOD.
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Fig 1.98: Plot 06 - Illustrative design showing stepped connection to northern towpath and colonnade route through from landscaped garden
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Substantive Issue Item 8.0

Housing Quality

Plot 06

Daylight/ Sunlight approach to low carbon design

Natural ventilation
where possible

Good daylight
and outlook

Design to promote
active travel

Biodiverse
Green Roofs

Rainwater
attenuation
with SUDS and
Raingardens

Photovoltaic
Panels

Low lifecycle carbon
emissions

Car-Free
Green Space

Preserving existing
trees
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Qualitative design aspects Table 3.2

: London Plan Policy Section D6

(iii) Site layout, orientation,
design of individual dwellings
and common spaces.

Design for
Circular Economy

Ambiant loop with
Air Source Heat
Pumps

Passive Solar
Shading

Safe and conveniant
cycle storage

Urban Green Edge

Mechanical
Ventilation Heat
Recovery (MVHR)

Potential for Electric
vehicle charging

High Fabric
Efficiency

Enhanced
Biodiversity
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Substantive Issue Item 8.0

Table 3.2

QUEIIETOYE S e SEEE (vl) Usability and Maintenance

London Plan Policy Section D6

Plot 06

Housing Quality
Usability and maintenance
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Fig 1.100: Plot @6 - Residential Access - Pedestrian -Bikes Fig 1.101: Plot 06 Residential Access - Pedestrian -Bikes

------- RESIDENTIAL ACCESS
CAR ACCESS BIN STORE TO BIN STORES
PLANT RESIDENTIAL ACCESS . HRGHUTE
-~ SERVICEACCESS CYCLE ACCESS . FIRE ACCESS

BIN PRESENTATION
AREA AND
COLLECTION POINT
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Substantive Issue Item 8.0

Housing Quality

Wheelchair adaptable units

Adaptable units will be designed to comply with part M4(3) of the building
regulations representing 10% of the overall units. They will offer a variety of
apartments sizes and will be distributed across each plot. This will ensure arange
of wheelchair units with a variety of different outlooks and orientations. The
accessible units will be designed to the same high quality as the other units within
the plot. An example of our approach from Plot 04 is shown opposite.

65

—

<

Accessible Housing
London Plan Policy Section D7

U_Lug

M4(3) ‘Adaptable’ Units

Fig 1.102: Typical floor (Indicative locations)
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Substantive Issue Item 8.1

Housing Quality

The following diagrams describe our approach to block arrangement on site. North,
South facing blocks allow for the following positive responses with relation to aspect
and housing quality. Predominatly east and west homes will benefit from either
morning or evening sun and will enjoy views of the sunrise or sunset. Gaps between
the bulding blocks allow for long views either to the canal and cemetery or to the
southern skyline of London across the wide gap formed by the traintracks. Gaps
between the blocks allow daylight to penetrate between blocks providing natural
light to residential living spaces and to the public realm.

The following diagrams have been included in the revised overarching design code
and are mandatory principles of the masterplan structure.

Fig 1.104: Illustrative masterplan overview
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Fig 1.103:

View Strategy between buildings
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Housing Quality
Block Guaging and Aspect

Aligning buildings to a north south orientation provides homes with an east or west
axis and avoids single aspect north facing homes. Gaps between buildings allow for
sun penetration to the centre of the masterplan and to provide natural daylight to the
network of public realm.

'}“ERQW Rogp

ANV NENGTIH

Fig 1.106: The height and massing approach

Fig 1.105: Building layering and long views to and form site.
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Housing Quality
Block Guaging and Aspect

This strategy is represented by the diagram opposite where blocks benefit from
being aligned in a north-south direction, maximising daylight to the public realm and
opening views to the wider context.
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Fig 1.107: Apsect, gaps and building orientation
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Substantive Issue Item 81

Housing Quality Block Guaging and Aspect

This page provides a summary of the block by block dual aspect calculations across
the masterplan.

Overall the masterplan performs well and achieves 53% dual aspect units. The
shortfall is compensated by the other housing quality aspects assessed in the
previous section against London Plan Policy D6.

Dual Aspect Study
Plot Summary
No. Homes | Dual Aspect No. Homes | Dual Aspect No. Homes | Dual Aspect No. Homes | Dual Aspect No. Homes Dual Aspect
Plot 01 Plot 02 Plot 04 Plot 05 Plot 06
1.1.1 82 44| 2.1 273 108 4.1 234 210] 5.1 91 65| 6.1 88 44
1.1.2 54 12| 2.2 142 43| 4.2 58 39| 5.2 72 36
1.2.1 152 58| 2.3 158 84| 4.3 59 43| 5.3 72 36
1.2.2 66 30| 2.4 148 98| 4.4 94 34
1.3.1 154 76| 2.5 77 53| 4.5 56 28
1.3.2 40 30| 2.6 39 39
14.1 144 54| 2.7 55 29
1.4.2 56 10| 2.8 55 29
Total 748 314 |Total 947 483| [Total 501 354( |Total 235 137| |Total 88 44
% 42%| (% 51%| |% 71%| |% 58%| |% 50%
No. Homes | Dual Aspect
% * .
H (1)
She Tota! =] =4 *gnincrease of 176 dual aspect homes
i

overall to achieve 60% dual aspect units
overall
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Substantive Issue Item 8.1

Housing Quality

As set out within Policy D3 of the London Plan the
development seeks to maximise the capacity of each plot
within the masterplan which in some cases means that single
aspect homes are utilised.

The implementation of single aspect homes has been
delivered where deemed appropriate within the masterplan
in response to environmental conditions (aspect, orientation,
thermal comfort), mitigation methods (privacy. balcony
positions, solar shading, enlarged homes above LHDG
standards, views, adequate separation to adjacent properties)
and to ensure the site maximises capacity and crucially aligns
with the latest fire safety regulations.

Overall, the masterplan achieves 53% Dual Aspect.
The Social Rent housing across Plot 1.3 and 2.4 (342 units)
achieves 60% Dual Aspect

Of the total single aspect homes:

67% (778 units) are 1 Bedroom Apartments

30% (352 units) are 2 Bedroom Apartments

The remaining 3% are oversized from LHDG standards
and offer a variety in housing choice (such as the
Townhouses in Plot 1.1) and benefit from large offset
distances to improve daylight and privacy

/‘. St A /'l:?' S TH— =
P // ﬂf’j

Fig 1.108: Typical Upper level Plan

70

Block Guaging and Aspect

Fig 1.109: Typical Lower level Plan - Dual and Single Aspect Study

KENSAL GREEM CEMETERY

|7 Single Aspect
' Dual Aspect
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Substantive Issue Item 8.2/8.3

Balcony Placement & Internal Corridors

An overarching design code has been added the design code, this includes a section
on mandatory requirements for balcony locations to avoid issues of overlooking.

These requirements are also reflected on the Parameter Plans which show ‘limits of
deviation’ for balconies and facade lines.

A diagram has been added to the housing quality section of chapter 01 to reflect on
the block gauging and the minimum spacing of blocks within the masterplan.

The following statement has been provided by our energy and sustainability
consultant regarding internal corridors.

Communal corridors are reviewed during the Part O overheating assessment. The
selected reviewed sample of communal corridors have all been shown to comply
with Part O meaning there is not a significant risk of overheating within these
spaces. Typically communal corridors carry an overheating risk due to the heat gains
associated with communal heating pipework, however, at the proposed scheme the
temperature of the water within communal community heating pipework is much
lower due to it being a 5th generation ambient temperature loop meaning associated
heat gains into the corridor are negligible.

71

2.5.16 Residential design quality - Balcony
design standards.

All the homes within the Blestrathve schame have bean declgned to
Inciude private balconles of at least 10% o the floor area of the aparbment
area and are shown with a minimum depth of 1.6m.

Inmany cases the lustratiee SCheme proviges privats amenity In excess
of the MiNEMUM standard, this 15 particuisnly apgerent n pigts 04 2rd 05
wshich have bean Crawn with either large projecting balooeiles or Cenenous
linear balconles Erkad to the picts signature bay window designe.

The cutline design parametars refiect these specilic private amentty
rﬂﬂmmm been drawn to ensure that Tuture reserved

mattars applcation can follow the intentions of the Nluetrathve deslgns.

P 118 ot A - Casfiras dumign purmrewiae dor Pt 04 - wbawing Enanr Eany v

Fig 1.110: Extract of Design code showing balcony design standards

Fig 211 Aoz 5 -
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Substantive Issue Item 8.3

Internal Corridors

In the case of tall buildings, providing natural light into corridors is difficult due
to the need to create a compact and efficient form and prioritise natural light to
homes rather than the common parts. Architecturally it also causes issues with
blank elevations if cores are located onto external walls of tall buildings.

In the case of lower scale buildings with longer corridors, most schemes where
windows are provided in the common parts tend to be located between a lift
lobby and staircase on the side of a building or at the end of a corridor.

In both instances there will typically be internal doors to the cores or corridors
that will reduce the benefit of natural light and natural ventilation and typically
corridors still requires supplementary artificial lighting and mechanical
ventilation.

Natural ventilation might only be effective if there is cross ventilation. This
requires two opening windows at opposing sides. Again, internal doors on the
corridor might mean natural ventilation isn’t effective or even possible.

Subject to orientation, the windows to a corridor may even cause overheating
which would then require greater amounts of mechanical ventilation. Extending
corridors to the ends of buildings to achieve natural light requires additional
area and an increased building envelope which adds to the carbon footprint of
the building.

Further, all corridors are sized at a minimum of 1.5m and have been designed to
accommodate widening adjacent doors into apartments - as per the illustration
opposite.
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Fig 1.111: Illustrative corridor design

Fig 1.112: Illustrative corridor design
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Non - Substantive Design Item 2 | Public Realm Analysis and Comparison to SPD
Non - Substantive Design Item 12 | A Public Realm led Masterplan

Non - Substantive Design Item 16/92 | Ladbroke Gardens

Non - Substantive Design Item 21| Building Heights Comparison with SPD
Non - Substantive Design Item 22/89 | Height Strategy against the canal
Non - Substantive Design Item 23 | Plot 4.1 Parameters
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Non - Substantive Design Item 30 | The Site Entrance
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Non-Substantive Item 2

Public realm analysis and comparison to SPD

Key spaces The diagrams above draw a comparison between the indicative SPD layout and the

1. Canal and towpath planning stage proposed masterplan.

2. Rail Disaster Memorial

3. Bridge landing (north) The proposed masterplan provides a significantly larger amount of public realm than
4. Bridge landing (south) would be delivered should the SPD plan be used as a reference. Notably the SPD plan
5. New wharf / superstore entrance only shows two green spaces (termed GS1and GS2), significantly smaller in size than
6. Ladbroke Grove entrance Canalside Gardens and with a poor relationship to both the surrounding buildings,

the canal frontage and the wider masterplan.

The SPD references 6 key spaces (shown opposite) alongside the High Street which
form the main components of the Neighbourhood centre. The following page utilises
these same colours to demonstrate a significant increase in these key areas, whilst
introducing additional areas of public realm to the masterplan.

Fig 1.114: The SPD layout
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Non-Substantive Issue ltem 2

Public realm analysis and comparison to SPD

" e

1. Canal and towpath

2. Rail Disaster Memorial

3. Bridge landing (north)

4. Bridge landing (south)

5. New wharf / superstore entrance
6. Ladbroke Grove entrance
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Fig 1.115: The SPD Character Areas
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The same colours utilised on the previous diagram have been used on this page to indicate the significantly enhanced proportion
of green space and public realm delivered within the proposals. A generously proportioned site entrance fronted by gardens and
framed by buildings provides a true sense of arrival into the site whilst South Terrace (adjacent to the memorial garden) provides
alarge area of amenity space for residents. Further, when the SPD character areas are overlaid (Areas 1,2 and 3) the masterplan
clearly reinforces their intended purpose and vision:

Area 1: Clear entrance with high street and basin framed by active non-residential uses, a large landscape buffer to memorial garden
and railway, taller building used as marker (Plot 6) for site entrance and Ladbroke Gardens, RBKC architectural character referenced
across all building plots.

Area 2: Plot 4 is quieter in nature and entirely residentially focussed other than the community use in the base of the tower (Plot 4.1),
which marks the western bridge landing, canal and Canalside Garden. The setting out of the buildings on the plot responds directly
to the sweep of the canal and cemetery beyond.

Area 3: Replacement Store where active frontages are maximised on all sides and housing is carefully articulated to break down the
overall mass. South Drive provides a visual and acoustic buffer to the railway. The use of a tall moment (Plot 2.1) is intentional on the
eastern edge, to mark the position of the new store and the south bridge landing.
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Non-Substantive Issue ltem 12

A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

The Landscape Addendum (Ref: 167-SPAO01-X-XX-DC-L-
RP-0002) and Design Code also provide further narrative
on the public realm.

Iltem 2 has clearly set out how the masterplanisin
alignment with the SPD whilst providing significant
additional areas of public realm, which are key to the
overall placemaking of the site.
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Guiding Principles

Guiding Principles

Connect
Harmoniously

With the existing character of the
locality to create a development
that is an authentic response

to arich and varied context.

Respond

| > Generously

To the context, improving
connections for new residents
and for visitors from the

surrounding area.

Positive
Impact

Shape a development strategy
that will have a positive impact
in the short and long term.

Sustainable
Principles

Adopt sustainable principles
for design through all our
endeavours, from urban design,
through to the building fabric
of the completed project.

S
>
=

Flourish

Create a masterplan that allows
people to flourish with access to a
rich mix of uses and opportunities
and as such create a sustainable
place for years to come.
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Non-Substantive Issue ltem 12

A Public Realm led Masterplan

The influence of the immediate context has been key to
establishing the network of interconnected public realm — —
throughout the masterplan.

The Masterplan

Ladbroke Gardens is intentionally positioned at the
gateway to the site as a reference to the wider historic
context, taking precedent from green spaces fronting
Ladbroke Grove, as explored in item 16 which follows.

The Great Western mainline to the south and the Grand
Union Canal to the north of the site both act to frame
the development, and our public realm strategy directly
responds to these.

Urban
context

‘ Ladbroke Grove

a The Grand Union Canal
The Great Western
Mainline

The site is unique in that it
forms part of a wider ‘island’
within London, divided by the
railway to the south and the
canal to the north.

Kensal Town has a character
of its own, a rich history of
creative industry, a mix of
building uses and typologies,
and quiet residential streets.

The KCOA site allocation
provides an opportunity to
reconnect the two side of this
connected space to form a
connected ‘Ile’ space.
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Non-Substantive Issue ltem 12

A Public Realm led Masterplan

Buildings have been orientated north - south to maximise
daylight into the public realm and provide views to the
canal edge and cemetery beyond. From all areas of the
masterplan, preventing the site feeling enclosed.

As such, the Avenue provides both a generously and
well lit area for pedestrians and cyclists whilst offering
permeability to the canal edge and South Terrace,
adjacent the railway line and bridge landing point
ensuring the interconnectivity of the site.
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The Masterplan

Grain

The masterplan takes
inspiration from the local
area in the way it assembles
its green spaces, streets and
building footprints.

The grain of the street layout
is drawn from the geometry
of nearby street patterns, and
the relationship of buildings
to garden squares prevalent
further south on Ladbroke
Grove.

‘We have also adopted a north
south pattern of building
blocks, allowing natural light
from the south to pass between
buildings and providing
residential buildings with

a predominantly east-west
aspect.
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Non-Substantive Issue ltem 12

A Public Realm led Masterplan

The scheme is composed of a series of carefully
composed and interconnected landscape spaces.

The diagram opposite displaces how the public realm
has been structured and how buildings are set within
this structure. Key areas of public realm within the site
have been highlighted and are listed below. These are
then explored in turn within this section:

1. The Threshold - including Ladbroke Gardens, a
community park at the front of the site.

2. The Avenue - The vibrant heart of the masterplan,
incorporating Denby Square, a new public realm
adjacent to acommunity pavilion building including
connections between the Avenue and the canal.

3. Canalside Fringe including:

- Theexisting basin (3a) with additional activation at
ground level,

- The New Wharf (3b), a restored historical basin with
spill out areas and activation surrounding the basin,

- Canalside Park (3c): Publicly accessible garden
for local residents and wider community with new
woodland area and dedicated play spaces.

- Towpath Mews Pocket Park (3d): Green space
adjoining the canal with trees, seating and planting.

4. The Southern Terrace, An active promenade
with play, trim trails and sun loungers. Features
ecological grassland areas, the Memorial Garden (4a
- including existing memorial stone and plaque to be
retained with new paving and seating areas) and a
Sensory Garden which will include wildlife friendly
garden with sensory planting, Informal educational
play features with a sensory theme.

5. South Drive, incorporating the new bridge landing
point (5a), Community Leisure facaility (5b),
residential frontages and vehicular access to the
Sainsbury’s Store framed by thoughfully considered
landscaping, tree lined streets and meandering
pathways, explored further in the Plot 2 Design
Addendum.

The following pages explore these spaces in greater
detail demonstrating the quality of the environment and
a public realm strategy that has guided the structure of
the overall masterplan.
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The Masterplan

Grain

The masterplan takes
inspiration from the local
area in the way it assembles
its green spaces, streets and
building footprints.

The grain of the street layout
is drawn from the geometry
of nearby street patterns, and
the relationship of buildings
to garden squares prevalent
further south on Ladbroke
Grove.

We have also adopted a north
south pattern of building
blocks, allowing natural light
from the south to pass between
buildings and providing
residential buildings with

a predominantly east-west
aspect.
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

Ladbroke Grove:
The Threshold

80 Ladbroke Grove DAS Addendum - March 2025



Non-Substantive Issue ltem 12

A Public Realm led Masterplan

The diagrams and images presented over the following \
pages illustrate our integrated approach to building and —

landscape.
The Character Areas

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

The
Threshold

Situated at the entrance
threshold of the site, this
part of the masterplan holds
significant prominence and
visibility.

The land is situated at the north
east corner of the masterplan,
directly adjacent to Ladbroke
Grove, and as such is a key part
of the arrival sequence for the
whole site.

To offer a generous welcome
space against theroad, a
building has been strategically
placed along the western edge
of the site, enabling a large part
of the area to be dedicated to a
publicly accessible landscaped
garden.

This deliberate design choice
creates an inviting and
landscape-focused entrance
into the masterplan, providing
much needed open space to the
existing community, as well as
the incoming population.
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Non-Substantive Issue ltem 12

A Public Realm led Masterplan

The diagrams and images presented over the following \
pages illustrate our integrated approach to building and —

landscape.
The Character Areas

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

The .
Threshold

The site threshold as viewed
from the south over the rooftop
of the Grade IT* Kensal House
towards the new entrance
junction and the new garden
fronting Ladbroke Grove.
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

Ladbroke Grove:
The Avenue
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A Public Realm led Masterplan

The diagrams and images presented over the following \
pages illustrate our integrated approach to building and

landscape.
The Avenue

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

The
Avenue

Connecting the new entrance
threshold space to the new
entrance of the Sainsbury’s
superstore, the avenue is a
key part of the masterplan,
and the focus of the eastern
side of the masterplan and the
amenities provided within the
neighbourhood centre.
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and —
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

s s s s s s L A £

T

The buildings on either side of welcomes pedestrians and cyclists
L a d b r O k e G r O V e : the Avenue have been scaled so as towards the centre of the site via
to create a recognisable London wide pavements and dedicated
h A street. The south facing northern cycle lanes.
T e Ve n U. e side of the street is wider and
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

g

Ladbroke Grove:
Canalside Fringe
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A Public Realm led Masterplan

The diagrams and images presented over the following \
pages illustrate our integrated approach to building and —

landscape.
Canalside Fringe

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

Canalside
Fringe

The canalside building pattern
has been orientated on a north/
south pattern allowing us to
create a variety of landscape
connections in the gaps
between buildings.

This move transform the
connection between the new
site and the existing canal
edge, offering multiple new
connections to the canalside
path.

O\ —

Each residential building will
have a stunning view of the
canalside, water and the trees
of the cemetery beyond.
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

Ladbroke Grove:
New Wharf - Elevated

88

A

At the centre of the site and
marking the new entrance to the
Sainsbury’s Superstore, the new
basin forms and attractive setting
for cafes and restaurants. Based

on the footprint of the former
gasworks basin, and featuring the
original bridge at the canal edge,
this space will be a key feature of
the first phase of the development.
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

Ladbroke Grove:
The Southern Terrace
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A Public Realm led Masterplan

The diagrams and images presented over the following \
pages illustrate our integrated approach to building and

landscape.
The Southern Terrace

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

The
Southern
Terrace

The southern terrace enjoys
wide views southward over
London.

The masterplan aims to make
the most of this aspect by
creating a linear landscape at
the southern edge of the site
in the space above the train
tracks.

The position of a potential
future cycle and pedestrian
bridge is safeguarded and a
new pedestrian and cycle route
is created to link up with the
new site entrance at Ladbroke
Grove.

[ J
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A Public Realm led Masterplan

The diagrams and images presented over the following
pages illustrate our integrated approach to building and
landscape.

Please also refer to substantive item 7.1 for details of how
these principles have been secured through the design
code and parameter drawings.

South Drive offers a key route for
residents of plot 2 and vehicular
access to the Sainsbury’s Store.
Meandering pathways navigate
the gently sloping route to
residential entrances with the
new community leisure building
acting as a destination at the

western fringe of the route.

Ladbroke Grove:
South Drive
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Non-Substantive Issue ltem 12

A Public Realm led Masterplan

An illustrative overview of the masterplan, displaying
a unified approach to both public realm resolution and
buildings integrated into their landscaped context.

92

Ladbroke Grove:
The Canalside and Cemetery setting

The whole site as viewed from the

north, looking down across the
listed landscape of Kensal Green
Cemetery.
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Non-Substantive Issue Item 16 The Threshold of the site has been explored within Iltem 12 whilst this section

focusses specifically on Ladbroke Gardens.

An updated Design Code has been submitted to RBKC and within Section 3 a detailed
narrative alongside design rules for Ladbroke Gardens has been provided. Here, the
key features of the park have been explored and matters of safety and security have
been considered and made ‘Mandatory’ design items which must be delivered in any
reserved matters application. This includes provision for the Notting Hill Carnival.

Ladbroke Gardens
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Fig 1.117: Ladbroke Gardens Fig 1.118: Visual showing Ladbroke Gardens and the water tower

Fig 1.119: Section view taken along Ladbroke Grove showing garden spaces fronting the road.
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The immediate context at the site entrance is complex and fragmented. We have
chosen to place a large public green space at the entrance space in order to mediate
these competing conditions. This approach has precedent in the way that other
buildings and landscape spaces front Ladbroke Grove as described in the diagrams
below.

The use of Ladbroke Gardens both in the meanwhile and permanent conditions have
been explored in section 7.6 of this report and have been made ‘Mandatory’ elements
within the Design Code Section 2 (Cultural Strategy).
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Non-Substantive Issue Item 16 / 92

Ladbroke Gardens - Water Tower

The Water Tower was first approved in 2007 to convert the building into a residential
dwelling and it currently sits between Canalside House and the Boathouse Centre as
well as the Sainsbury’s Carpark and Canal edge.

As part of the proposals we have introduced a public park - Ladbroke Gardens, which
will be a significant improvement to the occupants outlook.

The daylight/sunlight report assesses impacts on the residential tower and
concludes that there is a negligible impact on sunlight and a negligible to minor
adverse effect on daylight.

The property will continue to be accessed from the new area of public realm and the
canal edge and is safeguarded within the application.

The closest residential neighbour to the property will be the residents of Plot 6,
situated over 25m from the property as per the diagrams and plan opposite.

Fig 1.120: Ladbroke Gardens and Water Tower showing offset to Plot 6 Fig 1.121: Illustrative visual of Ladbroke Gardens and the Water Tower
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Non-Substantive Issue Item 21 The broad approach to tall buildings within the proposed masterplan aligns to the principles of the SPD.

At the entrance of the site, rather than placing a tall building, we have chosen to propose a lower level
building alongside a public green space in order to mark this significant threshold space within the local

Building Height Comparison with SPD

Height is focussed predominately along the railway as this area is more conducive to taller buildings, as set
outin the SPD

Height (indicative - subject to
impact testing and height strategy)

€«—>  Proposed pedestrian / cycle
link bridge

4 General height strategy
(4 - 20 storeys)
e Areas where taller buildings
might be acceptable outside

of the general height
strategy

—_— Key routes

D Site boundary

KEY
@ Plot Reference
IEEE Site Geometry

Urban Marker
+25 Storeys

+20 Storeys

12-20 Storeys

4-12 Storeys

Pavilion
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Non-Substantive Issue ltem 22 Taller buildings are gathered against the railway line where they are least impactful If the canal edge building were reduced in height to align to the lowest levels on the
to the historic setting of the cemetery and existing buildings further south . This SPD guidance drawing each building would reduce to 6 storeys with a resultant loss
strategy successfully allows lower scale buildings to be placed along the canal of c.260 homes.

- edge. The proposed blocks here (Plot 4,5 and 6) feature heights ranging from 9 to 14

H e I g ht Stra te gy storeys. These heights create a robust and coherent building edge to the canal and
are generally lower than other buildings within the masterplan - following the SPD
building heights recommendation for the site.

Fod | X REDUCTION IN 257 TOTAL |
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Non-Substantive Issue ltem 22

Height Strategy
(Canal Edge)

The proposed heights along the canal comfortably
conceal the rest of the development in views from
within the cemetery — see TVIA Views 42C, 43C,
44C and 46.

Lower versions of these blocks would further
expose Plots 1and 2, which feature taller elements,

creating a less resolved skyline in views from the
cemetery.

=l et I ¢ .
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Height Strategy
(Canal Edge)
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The proposed heights along the canal comfortably
conceal the rest of the development in views from
within the cemetery — see TVIA Views 42C, 43C,
44C and 46.

Lower versions of these blocks would further
expose Plots 1and 2, which feature taller elements,
creating a less resolved skyline in views from the
cemetery.
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Non-Substantive Issue ltem 22

Height Strategy
(Canal Edge)

-

The proposed heights along the canal comfortably
conceal the rest of the development in views from
within the cemetery — see TVIA Views 42C, 43C,
44C and 46.

Lower versions of these blocks would further
expose Plots 1and 2, which feature taller elements,
creating a less resolved skyline in views from the
cemetery.
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Non-Substantive Issue Item 23

Plot 4.1 Parameters

II \l
1 1
1 1
Local Plan (Policy CD7) - -

Within Local Plan (Policy CD7) Figure 4.4 highlights 'suitable
locations for tall buildings and their maximum heights".

The Kensal Canalside (SA1) location indicates a height

range between 20m and 98m or 6 - 31 storeys. Paragraph

452 states: “For the purpose of the Local Plan, the top of

a building would normally be measured externally at the
height of the roof parapet of the uppermost storey, excluding
minor elements such as lift overruns and plant enclosures.”

The maximum parameter of building 4.1is 98m measured
from ground level adjacent the building. Only lift overruns,
stair cores and and plant will project above this level. An
annotated drawing to describe our approach has been
provided adjacent.

Section Key:

mmmm  Maximum Parameter

Fig 1.124: Plot 04.1 Parameters Key Section
Illustrative Scheme

Lift and stair Overruns and Plant
enclosures/ plant to be only elements to
project above maximum parameters

Top of Maximum
Parameter to be
128.8m AOD =98m
from Ground level

Suitable locations for tall buildings: maximum heights
IEX] tensal Canalside — 20-98 m / 6-31 storeys

EER cos Count Exhibition Centre — 24-72 m AOD / 3-20 storeys

IEER 100/1004 West Cromwell Road — 116.m AGD / 29 storeys

IEXN Former Teritorial Ay Site, 245 Warwick Road — 41 m FFL / 10 storeys
m Lots Road South —22-34 m / 6-10 storeys

m Edenhamn Way — 8-50m / 2-14 storeys

EEI mewcombe House — 72 mi /18 storeys

Fig 1.123: Extract of Policy CD7 - Figure 4.4 Fig 1.122: Plot 04.1 - Roofline - Maximum Parameters
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Non-Substantive Issue Item 24.2

Cemetery Gate View a2 o oo e

'
1
n ! ) r ‘
" e 4 £, -
o -, - = @ ) | E—

In order to avoid buildings being visible behind the cemetery gate - View 24 B - building 2.1
would need to reduce by 11 storeys and building 5.1 would need to reduce by 2 storeys.

Notwithstanding this, an assessment has been undertaken to understand the implications
on the masterplan of reducing the visibility of the buildings from behind the cemetery gate.

The development is visible directly behind the cemetery gate, which is somewhat
unavoidable for a scheme of this scale. the buildings do however maintain an area of

sky above the buildings when viewed immediately in front of the gate, when entering the
cemetery. The buildings clearly form part of the backdrop to the cemetery, and the overall
impact is considered by the Townscape Consultancy to be ‘low and transient’ overall.

-
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Non-Substantive Issue Item 25 and 48

Design Code Detail

The expression of the tops of the buildings has been included in the revised
overarching design code as a mandatory element. All buildings mustadheretoa
vertical hierarchy that defines a base, middle and top.

Base

Mendatory Design alsment

The Bass compansnt mist be distinct whilst
Uil continulty with the upper

'y element. The
e and the

clgn af the base muet clearty axpn
=2l uses, Where there 15 a mix between

commencial and resldential ontop.

The Basa MUst be exprecsed as a pragominanty
brick elamant and ma throwgh a varkstion
Irthis material. This Is to be In kesping with the
wiger typology material palstte.

Fig 1.125: Extract of overarching Design Code
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Middle

Manoatory Design element

The Middie componant must be distinct whilst
malntzining a visual continulty with the
upper levels.

Dieclgners must pay carsful atte
placement of Dpenings across the who

1 differant opaning co
ed, they must be par

T

Fig 2T Asproscs b= facade compcaiion - Taz. '

Mendatory Design element

mponEnt must be ctwnlist
maintaining a antnulty with th
levels. The external sppeara
oned as & tw or thre |
ntinue high enauwgh to farm a balestrade at the
lenal

DEeEIgNErs MUSE pa; reful attemtion bo the
placement I wihole

Whilkst ol P 5 can be
-::un;d-zr-zd,ﬂ‘rzy‘rrust ] Fli”.cr ..I'HEFITEIEEI:":
strategy.

Rater to Indviduzl piot coda chapter for detalks of
o o disal with parapsts to lower level blocks and
‘shouler biocks ELCh 35 thaee In plot 01 and pot 02

Where paramaters allow, the top of the tullding may
‘stap to provide articulation.

Ladbroke Grove DAS Addendum - March 2025
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The Site Entrance

—
e )

s

T
T
T
r

Grove Fig 1.128: Site entrance view from Ladbroke Gardens eastern edge

Buildings at the threshold of the site have been purposefully reduced in scale to open up views into the site for pedestrians, cyclists
and vehicles. The provision of a large green public space provides a generous welcome space. Buildings step down in heightto 8
storeys on the northern and southern side of the road entrance, this move frames the entrance and opens up longer views towards the
centre of the site. This condition has also been considered under Substantive Issue 7.6.

Fig 1.126: Axonometric view showing site entrance
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Non-Substantive Issue ltem 32

Balcony Placement & Internal Corridors

This section is provided as a reference to Substantive Issues 8.2 and 8.3 covered
within the Substantive Issues section of this document.

2.5.16 Residential design quality - Balcony
design standards.

£l the homes within the Blustrathe scheme nave been deslgned to
Inciuge private balconies of at Ieast ¥0% of the Toor area of the aparbment
2rea and are-showm with 2 minimum dapth of 1.5m.

In many cases the llusirative scheme provides private amenity In excess
ol the: MINETLIM Standard, this |6 particulany apperent In piots 04 2nd 06
vehich have bioan drewn Wit efther large projecting baleonies or penerous
fInesr baiconies Srkad to the piots SlgNatLre hay window designs.

The outline design parameters reflect thees specilic private amentty
Hﬂmmm b2en drasnn to englre that Tuture resered

matters applcation can follow the intertions of the llustrative deslgns.

|||

Fig 2114 Ploe - naig dmugn

P2 118 Pt - Ousires dusign pummriwiess for Plot 4~ wtowing Enaar Eay Wi

Fig 1.129: Extract of Design code showing balcony design standards
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Block 5.1 Study

Reducing building 5.1 to a height of 6 storeys
would result in the loss of 42 homes.

105

The buildings within Plot 5 form part of the wider canalside character area which
successfully frame the public realm. The subtle height differences provide variance
rather than a flat datum. These aspects are considered further within Substantive
Iltem 8 and Item 22 and Item 24.

The diagram below left describes the impact in terms of the reduction in housing
numbers should the development be reduced to a canalside datum of 6 storeys.

- @

Fig 1.130: Plot 05 Ground Floor GA Plan

The ground level layout of building 5.1 is focused on providing active frontage to the
canalside and the new basin. This results in the primary residential entrance being
positioned onto the Avenue/ West Drive.

D Ground Floor residential lobby and storage space

Commercial space entrance location

Primary residential entrance / exit

_
——SGecondarv residentialaccess/ fayit

\Wl,g/,;/.
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Non-Substantive Issue Item 49

The Plot 01 Pavilion

ALAL WL

—_
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|

The pavilion building in Plot 1is a key part of the streetscape to the southern half of
the avenue. The pavilion contributes to the composition of buildings at the entrance
of the site. As an marker within the streetscape it guides people both westward
along the avenue and southward towards south drive.

The curved form of Plot 6 is driven by similar building forms within the borough and
has an important role in defining the character of the site threshold.

A key feature of the entrance to the
Avenue is the pavilion building that
breaks the scale of the residential
buildings either side and provides
a material change from nearby

predominantly brick facades. The
building acts as a counterpoint
and would become an important
component of the neighbourhood
centre.
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Non-Substantive Issue Item 51

Plot 01 East and West Facing Streets

Key

Key Pedestrian Movement

R

Secondary Pedestrian Movement
Key Threshold Space
[ ] Active Frontage

. Commercial / Other Entrance and Exit Location

Vertical Circulation

Servicing Access

Residential Frontage

Residential Entrance and Exit Location
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Street A - A pedestrian and cycle focused street

The Pavilion at the entrance to Plot A will make a significant impact on the
locality in terms of activity and active frontage.

Commercial active frontage wrap around into the street at both the northern
and southern opening to the street. These frontages will provide spaces that
overlook the street and draw footfall.

Residential entrances are purposefully located on opposite sides of the
street to focus movement and provide legibility within the public realm.

Fig 1.131: Southside East : Principles of access, entrance and active frontage

Street B - Part of the site bus network

Commercial active frontage will wrap around into the street at both the
northern and southern opening to the street. These frontages will provide
spaces that overlook the street and draw footfall.

Residential entrances are purposefully located on opposite sides of the
street to focus movement and provide legibility within the public realm.

Service spaces, refuse stores and bike stores will be carefully positioned and
detailed to reduce blank frontage.
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Non-Substantive Issue [tem 55

Plot 04 Entrances

Access to building 4.5 would be provided via a secure
entrance on West Drive. Inhabitants of building 4.5 would
enter here and walk across the private landscaped courtyard
to access the front door of the block.

A secondary entrance to Building 4.4 provides access for
inhabitants of that block to the shared central courtyard (A).

Entrance to blocks 4.1and 4.3 are as shown. Residents can
select whether to access 4.3 from Canalside Park or from the
entrance of 41and navigate across the private podium space.

Measures such as on-site security, CCTV, lighting and passive
surveillance will provide residents and visitors with a sense of
comfort and safety around Canalside Park in line with Secure
by Design principles. Planting will be maintained to maximise
sight lines across the garden and further enhance passive
surveillance. The Landscape and Public Realm addendum
document and landscape section of the Design Code provides
further detail on the lighting strategy within Canalside Park
and the wider masterplan.

@ Primary Residential Entrance / Exit
@® Residential Entrance / Exit
Residential Lobby

I Elevated Residential Garden

t___1 Secure Line
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Non-Substantive Issue Item 58 The Pavilion building in Plot 5 is a key part of the streetscape to the northern half of
the Avenue. The pavilion contributes to connections between the canal edge and the
Avenue as well as the entrance to the store.

Th e P I ot o 5 PaVi I i O n Intended as a market hall like building, open on each of its 4 sides, the building

creates intimate lane-ways running north south.

e’

AR
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Non-Substantive Issue Item 60

Plot 06 Massing

The block massing steps down towards the street to frame the entrance to the high-street as part of a wider massing composition at
the entrance of the site.

The block massing also contributes to the landscape space by reducing the overshadowing effect. The terraced massing strategy
also allows the creation of south facing roof terraces.

The proposed massing steps up to 12 storeys as it meets the canal edge, marking this important site both in southern views from
Ladbroke Grove and in longer east and west views along the canal itself. As part of the wider masterplan massing strategy this
variety forms part of the character of the canal edge.
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