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Introduction

1.1 Background, purpose and structure of
document
This Kensal Canalside Opportunity Area
Baseline Report sets out the existing
site context and surrounding townscape
analysis which forms the foundation for the
preparation of the Supplementary Planning
Document (SPD).
The Kensal Canalside Opportunity
Area (KCOA) is a one of 38 designated
Opportunity Areas and is allocated in
the London Plan. This 15.4-hectare site,
allocated in the Local Plan for a minimum
of 3,500 new homes and 10,000sq.m of
new offices. The London Plan gives an
indicative capacity of 3,500 homes and
2,000 jobs.
Chapter 2 of this document outlines the
site context, specifically considering
planning policy, site history and site and
surrounding designations. The third chapter
considers the spatial analysis of the site
and its surroundings, and the fourth the
surrounding character areas. The fifth
chapter concludes with site opportunities
and constraints.

Figure 1
Location of RBKC and the
KCOA in relation to other
boroughs and opportunity
areas.
–
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2.1. Location
The KCOA lies in the very north of the
Royal Borough of Kensington and Chelsea
(RBKC), in west London. The site sits close
to borders with the London Borough of
Hammersmith and Fulham (south west),
Brent (north) and Westminster (east). The
Old Oak and Park Royal regeneration area
(OPDC) adjoins the KCOA to the west.

Body Heading 2
The KCOA is approximately 15 hectares
and is the last remaining large brownfield
site in the Borough. Together with OPDC,
it has the potential to act as a catalyst
for development across wider north-west
London.
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The area has many important assets that
can benefit from the regeneration of this
site including:
The Grand Union Canal
Kensal Green Cemetery
Open spaces at Wormwood Scrubs
and Little Wormwood Scrubs
The markets and shopping areas
around Portobello and Golborne Road¬
However, the site is very isolated from its
surroundings. The Great Western Main Line
Railway runs through the site, dividing it in
two. There are no crossing points across
the railway and therefore no direct physical
connection between the two sides of the
site, the north and the south.
The Grand Union Canal forms the northern
border of the site. As with the railway, there
are no crossing points across the canal
from the site. This cuts the canal off to the
area to the north – including the open
space provided by Kensal Green Cemetery.

↑ Figure 2
Location of KCOA and
neighbouring boroughs
–
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↑ Above - Figure 3

↑ Above - Figure 4

Map of area from 1866

Map of area from 1920

The western border of the site is formed
by inaccessible railway land. This area sits
within the OPDC. However, redevelopment
is not likely to occur soon nor improve
connections to the west radically.
In the northern part of the site, Ladbroke
Grove forms the site’s eastern border.
Ladbroke Grove is a busy main road that
runs through North Kensington and Kensal
Town. It is the only vehicular access point
to the northern part of the site. However,
only a small corner of site boundary faces

onto Ladbroke Grove. Views into the site
are therefore limited.
In the south site, the southern boundary
of the site is formed of a series of housing
estates that sit between the site and
Barlby Road. Access and views into the
site are extremely limited. The only access
point is from a small overgrown area of
shrubbery that lies on the Barlby Road
Frontage.

2.2. Site History
The fragmented character of the
landscape illustrates the history of northwest London.
Kensal Green Cemetery opened in
1833. Around this time the largely rural
landscape began to develop with the
arrival of several, busy railway lines running
in and out of London. The Great Western
railway arrived in 1838. At this point, an
island was created, bound by the railway
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lines running in and out of London. The
Great Western railway arrived in 1838. At
this point, an island was created, bound
by the railway tracks to the south and the
canal to the north. The 1866 map (Figure 3)
shows the beginnings of built development
focused along Harrow Road and the
railway lines. It is split into the villages
of Kensal Green, Kensal New Town and
Westbourne Green. The 1851 census records
just over 800 people living in the area.
From the mid-19th century onwards there
was a rapid and widespread increase
in development, infrastructure and
population. The 1920 map (Figure 4) shows
widespread distribution of long rows of
terraced housing in the area. Industrial
uses were also developing. The map shows
the development of industry at Old Oak
Common and along Scrubs Lane to the
west of the site and the car factory on
Barlby Road to the south. The Western
Gas Works expanded across the KCOA and
the two gas holders that remain on site
today in the north west corner appear.

Peabody and Sutton estates to the south
of the site and Kensal House are shown on
the 1946 map. These were built to house
workers following an increase in population
and immigration after the war. Blocks of
flats rather than terraced housing make up
these estates.

IMAGE

The Gas Works continued to function on
the KCOA until 1970. Except for the two
western most gasholders most of the site
was then cleared, and the Sainsbury’s
supermarket opened in 1989. Since then
very little has happened on site. The only
significant development is the memorial
to honour the Victims of the 1999 Ladbroke
Grove Rail Crash.

IMAGE
↑ Caption Heading
–
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Development continued into the 20th
century. The area survived World War 2
with very little damage. Following the war,
new types of housing start to appear. The

Figure 5
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2.3 Planning Policy Context
A desire to develop brownfield sites like the
Kensal Canalside site is embedded in all
levels of planning policy.
National Planning Policy Framework (NPPF)
The NPPF sets out the government’s
planning policies for England and how
these are expected to be applied. This
document places a strong emphasis on
the need to develop previously developed
sites.
Chapter 11 – Making Effective use of Land,
Paragraph 117 states that: :
‘Strategic policies should set out a clear
strategy for accommodating objectively
assessed needs, in a way that makes
as much use as possible of previouslydeveloped or ‘brownfield’ land.’
Paragraph 118 states that planning policies
should:
(c) ‘give substantial weight to the
value of using suitable brownfield land
within settlements for homes and other
identified needs, and support appropriate
opportunities to remediate despoiled,
degraded, derelict, contaminated or
unstable land;

↑ Figure 6
–
Front page of the National
Planning Policy Framework
(NPPF)

d)‘promote and support the development
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of under-utilised land and buildings,
especially if this would help to meet
identified needs for housing where land
supply is constrained and available
sites could be used more effectively (for
example converting space above shops,
and building on or above service yards, car
parks, lock-ups and railway infrastructure).’

IMAGE

↑ Figure 8
–
Policy SD1 Opportunity
Areas, within the London
Plan

The London Plan 2021
RBKC Local Plan 2019
The London Plan sets out a set of strategic
polices that are specifically related to the
Capital.
The London Plan (March 2021) identifies
Kensal Canalside as one of the Mayor’s
Opportunity Areas. It explains that
Opportunity Areas are identified as
significant locations with development
capacity to accommodate new
housing, commercial development
and infrastructure, linked to existing or
potential improvements in public transport
connectivity and capacity. The Plan sets
out an indicative capacity of 3,500 new
homes and 2,000 new jobs for the site.

Paragraph 2.1.4. recognises that there
are different models for taking a planled approach to providing significant
numbers of new homes and jobs, and
that Supplementary Planning Documents

RBKC’s Local Plan 2019 sets out the future
development in the Borough and how
planning policies will manage change. As
part of the Spatial Strategy, the document
sets out nine Strategic Site allocations, one
of which is for the KCOA, Policy CA1. The
vision for the site is set out in Policy CV5:

↑ Figure 7
–
Front page of London Plan

(SPDs), as used in the case of Kensal
Canalside, are acceptable providing they
are prepared in a collaborative way with
local communities and stakeholders.

‘Kensal Canalside Opportunity Area will
have been transformed from a former
gasworks and railway depot into a thriving,
well connected community. A new Elizabeth
Line station will minimise the need for
private vehicle use, improve employment
prospects in the north of the borough and
make travelling to work easier. Drawing
on its industrial heritage, new housing
will complement the historic setting of
the Kensal Green Cemetery and dockside
development will improve access to the
waterway. New connections will knit the
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new neighborhood into the existing city
fabric and link westwards towards Scrubs
Lane and Old Oak Park Royal. Two new
schools will have been built at Barlby Road
as part of the Council’s investment in the
area. Kensal Employment Zone will provide
flexible workspace and supporting uses
that bring vitality building on the area’s
existing strengths in the creative sector.’
Part f of Policy CA1 refers to the
Kensal Canalside Opportunity Area
Supplementary Planning Document (SPD).
The SPD will set out more detailed design
principles for the site and strategy to make
sure all of the requirements in Policy CA1
can be met.
The purpose of this background document
is to help prepare the SPD. The analysis
in the following chapters paints a portrait
of the site and its surroundings. The aim is
to ensure that we understand everything
there is to know about the KCOA. This will
help us to identify the best way to unlock
its potential.

↑ Figure 9
–
Front page of the RBKC Local Plan 2019

↑ Figure 10
–
Front page of Kensal Canalside SPD
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This analysis, taken in conjunction with
policy requirements in the Local Plan, help
inform the expectations set out in the SPD.
Many relevant policies are set out below
and any future planning application will be
assessed against them (please note that
this list is not exhaustive and should be
read in conjunction with the Local Plan).

↑ Figure 11
–
Policy CA1 of the Local Plan
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2.4 Development Constraints and
Designations
2.4.1 Flooding
Flood zones have been created by the
Environment Agency to determine how
likely an area is to flood. The 3 levels of
flood zone are set out below:
Zone
Zone
Zone
Zone

name		
Annual flood risk
1				<0.1%
2			0.1-1%
3			>1%

If a site is in a flood zone, the type of
building or development that will be
allowed may be limited. The KCOA is in
Flood Zone 1. It therefore carries very little
risk of flooding. However, data shows that
there is a risk of surface water flooding in
small areas across the site (Figure 12).

↑ Figure 12
–
Surface water flood risk
(source gov.uk)
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2.4.2 Heritage and Conservation
There are no designated heritage assets
within the boundary of the Opportunity
Area. Although the two existing gas holders
on the site are a visual reminder to the
site’s industrial past, neither is listed. Both
have prior approval (a type of planning
permission) to be dismantled. There are,
however, a number of heritage assets,
including listed buildings and conservation
areas, local to the site.
Adjoining Heritage Assets:
Conservation Areas
Conservation areas are places that are
considered to have a special architectural
or historic interest, the character and
appearance of which it is desirable to
preserve or enhance. The special character
of these areas does not come only from
the quality of their buildings. Elements
such as the historic layout of roads,
paths and boundaries and characteristic
building materials all contribute to the
familiar and cherished local scene. The
Local Authority usually designates these,
and produces a document called a
‘Conservation Area Appraisal’ on each. It
is the Local Authority’s duty to ensure that
development within or within the setting of
a conservation area preserves or enhances
its character or appearance.

↑ Figure 13
–
Heritage assets surrounding
the KCOA
( source: Local Planning
Authority GIS pages and
https://historicengland.org.
uk/listing/the-list/mapsearch?clearresults=true )
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Oxford Gardens Conservation Area

Kensal Green Cemetery Conservation Area

The Oxford Gardens Conservation Area
is in the north-western area of RBKC and
was designated on the 30 April 1975,
and extended in 2002 to cover an area
comprising mainly residential houses from
the mid-Victorian period to the present
day. The northernmost extent of the
Oxford Gardens Conservation Area wraps
around the rear gardens of homes in Barlby
Gardens. It is this boundary which adjoins
with the Opportunity Area boundary.

The Kensal Green Cemetery Conservation
Area is in the very north of RBKC and
covers all of the cemetery that lies within
RBKC (part of the cemetery, to the west, is
in LBHF (London Borough of Hammersmith
and Fulham)). The southern boundary of
the conservation area bounds the Grand
Union Canal. This is the northernmost
extent of the Opportunity Area.

The Conservation Area Appraisal lists
Barlby Gardens as being a charming close,
set around a triangular green space. The
small two storey houses were built in 1915
by the Great Western Railway as artisan
housing. The houses are built in Queen
Anne cottage style with red brick to the
ground floor and contrasting pebbledash
to the first floor. Some of the notable
features include hipped roofs, chimney
stacks and four-over-four paned sash
windows which differ from those in the rest
of the conservation area.

↑ Figure 14
–
Map showing relationship
between Oxford Gardens
Conservation Area and
KCOA

The southern boundary of the cemetery is
clearly marked by railings, walls and the
embankment of the Grand Union Canal.
The canal lies between the conservation
area and the Opportunity Area. This
is a sensitive area where the tranquil
open space and formal pathways within
the cemetery meet the edge of the
Opportunity Area. Development within the
Opportunity Area should carefully consider
its relationship with this conservation
area and should preserve or enhance its
character or appearance. This could be
achieved through considered massing,
design and materials, particularly near the
conservation area.

↑ Figure 16
–
Map showing relationship
between Kensal Green
Cemetery Conservation
Area and KCOA

Development must preserve or enhance
the character or appearance of the Oxford
Gardens Conservation Area.
Figure 17
–
Photo showing the
southern boundary of the
Kensal Green Cemetery
Conservation Area

Figure 15
–
Photo of Barlby Gardens,
within the Oxford Gardens
Conservation Area
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Grand Union Canal Conservation Area
The Grand Union Canal Conservation
Area was designated by LBHF in 2002. The
whole of the conservation area now falls
within the area of the Old Oak Park Royal
Development Corporation (OPDC). OPDC
will designate the entire length of the
canal within the OPDC area. It will replace
the existing Canalside (Ealing) and Grand
Union Canal (LBHF) Conservation Areas.
This conservation area borders the northwestern area of the Opportunity Area.
The western boundary of the Opportunity
Area is located on the most eastern
extent of the conservation area, where
the canal, towpath and railway converge.
Development in the Opportunity Area
must preserve or enhance the character or
appearance of this conservation area.

↑ Figure 18
–
Map showing relationship
betweenGrand Union Canal
Conservation Area and
KCOA

Listed Buildings/Structures
A listed building is a building, object
or structure that has been judged to
be of national importance in terms of
architectural or historic interest. A listed
building is subject to special planning
controls, which controls unrestricted
demolition, alteration or extension. A listed
building or structure’s significance can
derive not only from its physical presence,
but also from its setting. There are several
listed buildings close to the Opportunity
Area:
Kensal Green (All Souls) Cemetery (Grade I
Registered Park and Garden)
Kensal Green Cemetery is to the
north of the site boundary and is a
Grade I Registered Park and Garden.
This designation means it is a site of
exceptional historic interest. Part of its
social significance is due to its surviving
intact layout which was designed to reflect
the social differences between Conformist
and non-Conformist religions. Its historic/
aesthetic significance is that it was the
first commercial cemetery in London laid
out in the garden/pleasure ground style.
Structures within Kensal Green Cemetery
• Anglican Chapel, Colonnades and
Catacombs (Grade I)
• 12 Grade II* listed structures (including
Dissenters Chapel & Campbell Family
Mausoleum)

Figure 19
–
Image of Grand Union
Canal Conservation Area
looking towards KCOA

• 143 Grade II listed structures (including
the cemetery’s perimeter walls and railings
and the North Terrace Colonnade)
Kensal House (Grade II*)
Kensal House is immediately to the east
of the Opportunity Area boundary. It
sits between Ladbroke Grove and the
OA. Comprised of 68 flats, the two linked
neat parallel blocks form two courtyards
opening southwards towards the Great
Western Railway line. The modernist design
focussed on providing tenants with a range
of social and communal facilities and was
a progressive approach to housing the
working class who had previously lived in
slums.

↑ Central Avenue looking east towards Anglican Chapel

St Charles Hospital (Grade II)
St Charles Hospital is to the south of
the site, within the Oxford Gardens
Conservation Area. The hospital was built
as a workhouse infirmary and is noted for
its ‘nightingale plan’ layout and pyramidal
roof, which is visible from parts of the
Opportunity Area. It was one of the first
hospitals paid for out of public funds and is
a skilled design using simple materials.

↑ Kensal House

Ladbroke Hall (Grade II)
Ladbroke Hall is south of the site and was
erected to serve one of Britain’s earliest
car factories. Its high architectural quality
includes display halls where visitors could
inspect finished cars and accessories.
↑ Ladbroke Hall
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Conservation Areas in Brent and
Westminster
Kensal Green Conservation Area
The Kensal Green Conservation Area was
designated by London Borough Brent
(LBB) in 1990. This conservation area lies
to the north of the opportunity area. The
conservation area lies on the boundary
between LBB and RBKC, abutting the
Kensal Green Cemetery. The conservation
area contains a number of listed structures
including the boundary wall.
Queens Park Conservation Area
The Queen’s Park Conservation Area was
designated by London Borough Brent
(LBB) in 1986, and subsequently expanded

↑ Figure 20
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St Mary’s Conservation Area
The St Mary’s Conservation Area
was designated by LBHF in 1989. This
conservation area lies to the west and
north west of the Opportunity Area, on
the north side of the Grand Union canal.
This conservation area was designated
to protect the memorials and chapel
buildings contained in St Mary’s Cemetery
and a portion of Kensal Green Cemetery.

Queen’s Park Estate Conservation Area
The Queen’s Park Conservation Area was
designated by Westminster City Council
(WCC)in 1978. It lies to the north east of
the opportunity area and to the south of
the Queen’s Park Conservation Area. This
conservation area contains fifty-three
Grade II listed properties and includes
sections of the Grand Union canal.

Cumberland Park Factory Conservation
Area
The Cumberland Park Factory Conservation
Area was designated by Oak Park Royal
Development Corporation (OPDC) in 2017.
The whole of the conservation area falls
within the area of the Old Oak Park Royal
Development Corporation (OPDC). It is
a relatively small area which contains a
group of buildings of warehousing and
office/residential uses, which reflect the
rapid industrialisation of the area at the
turn of the century. This conservation area
lies to the west of the opportunity area.

↑ Above top, Figure 21
–
Queens Park Conservation
Area (LB Brent)

Kensal Green Conservation
Area (LB Brent)
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Conservation Areas in Hammersmith &
Fulham and OPDC

in 1993. It lies to the north of the OA and
the Kensal Green and Queen’s Park Estate
conservation areas. This conservation
area is an example of a Victorian urban
green space and has a high number of
complementary two- and three-story
buildings.
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↑ Above bottom, Figure 22
–
Queens Park Estate
Conservation Area (LB
Westminster)

↑ Above top, Figure 23
–
St Mary’s Cemetery
Conservation Area (LBHF)
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↑ Above bottom, Figure 24
–
Cumberland Park Factory
Conservation Area
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2.4.3 Employment
The site is located immediately to the
west of the Kensal Employment Zone.
Employment Zones are designated areas
where specific policies apply in order to
protect employment uses, particularly light
industrial and research and development
uses, and encourage new activities. This is
the largest of the three employment zones
in the borough. It comprises mostly small
offices and light industrial uses. Businesses
located here are typically engaged in
recording media, advertising, design,
printing, publishing, and communications.
The employment zone is on the western
fringe of the central London office market,
and, like Paddington, benefits from a
Canalside location.

Running in parallel with the creation of
an SPD for the KCOA, is a project funded
by the GLA’s Good Growth Fund (GGF).
The project is called ‘Expanding Kensal’s
Creative Economy’ and aims to build
on the local creative economy. The
consultancy We Made That have been
appointed by RBKC to produce a study of
the commercial uses in the local area and
their condition, focusing on the creative
sector. The project also involves provision
of meanwhile uses within the KCOA site
before permanent space is created.

The Opportunity Area is adjacent to
OPDC. There will be 65,000 jobs generated
within OPDC, with a new commercial and
office hub focused around the new Old
Oak Common station. Park Royal will
be protected and strengthened where
possible. The industrial area will continue
to be the UK’s largest industrial estate,
housing more than 2000 businesses. New
and diverse businesses from a broader
range of sectors will be attracted to Park
Royal, allowing the area to accommodate
an additional 10,000 jobs.
Figure 25
KCOA and surrounding
employment context
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2.4.4 Noise
The existing noise exposure of the site,
both the northern area and the southern
North Pole Depot area, is dominated by
noise from the Paddington rail corridor,
the Great Western main line railway that
separates the two areas. The headhouses
to the National Grid London power
cable tunnels are also a noise source
impacting mainly the northern area of the
site. Crossrail 1 will add to existing train
flows, but from the Crossrail Act technical
documents it is not anticipated that the
additional Crossrail 1 trains will increase
existing noise significantly.

However good acoustic design to achieve
acceptable noise exposure is essential.
The RBKC Noise SPD sets out the acoustic
requirements.

Defra noise maps,reproduced here, (Figure
26) show indicative noise contour levels
for 2017 train flows propagated from the
railway. Railway and other noise sources,
including road traffic on Ladbroke Grove,
will need to be modelled and allow for
potential increases in flows (it is recognised
that the Defra maps shown do not have
data available for Ladbroke Grove). Noise
models will need to be validated with
attended and unattended noise surveys.
The noise model will determine façade
levels resulting from the proposed building
massing throughout the KCOA.
Railway and other noise affecting the
KCOA would not preclude the provision
of residential dwellings on the site.

Figure 26
Noise pollution in the KCOA
area (source: DEFRA) .
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2.4.5 Public Transport Accessibility Level
(PTAL)
PTAL is a method used to measure the
level of access to public transport across
Greater London. The scale runs between
0 (worst) and 6b (best). Each point on the
scale has a corresponding colour.
Northern site
The highest level of connectivity within
the OA is the easternmost area, adjoining
Ladbroke Grove (Level 5). Moving westerly
from Ladbroke Grove, the level drops to 4, 3
and 2. To the far west of the site, the PTAL
level is 0.
Southern site
The eastern half of this site is level 3,
quickly dropping to 0 and 1a towards
the far western end of the map. The far
western part of the site is the most poorly
connected area in the Borough.

Figure 27
PTAL within and around the
KCOA .
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2.4.6 Air Pollution
The poor air quality in London is well
documented. This map shows a localised
view of Nitrogen dioxide (NO2) pollutants in
and around the Opportunity Area.
NO2 pollutants (Nitrogen dioxide) in and
around the opportunity area. Further
information showing pollutants PM10 and
PM2.5 can be found on the DEFRA website.
Understandably, pollutants are highest in
concentration along main roads, notably
Ladbroke Grove, Harrow Road and Scrubs
Lane. Spherical concentrations are visible
around Willesden Junction and along
the Westway. Within the boundary of the
Opportunity Area, the air pollution appears
low.

Figure 28
Air pollution within and
around the KCOA
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2.4.7 Nature and Conservation
Inside KCOA
The land south of the railway (North Pole
Depot), the railway tracks, a strip that
follows the line of the canal towpath,
and much of the central part of the site
is allocated as an Ecologically Sensitive
Area. These areas have been identified as
ecologically sensitive as they are either
designated as a Site of Importance for
Nature Conservation or fall within a buffer
zone adjacent to one of these sites, are
a local park or greenspace that provides
value for wildlife and people, have a
historical record of a protected or priority
species within 100 metres or have records
of a priority habitat. This means they would
require particular attention in order to
ensure appropriate opportunities are taken
to enhance and attract biodiversity.
The southern half of the site is a Site of
Borough Importance (Grade II). These are
sites which are important on a borough
level. Although sites of similar quality may
be found elsewhere in London, damage to
these sites would mean a significant loss at
a borough level.
The central part of the northern site is
a designated Site of Local Importance

(sites which are, or may be, of particular
value to people nearby (such as residents
or schools). Local sites are particularly
important in areas otherwise deficient in
nearby wildlife sites.
The Grand Union Canal is the most
important wildlife corridor in relation to the
site. It has strategic importance as a green
corridor spanning the city. It contains
characteristic aquatic flora, fauna and
breeding water birds.

are recognised as being of particular
importance to wildlife and biodiversity.
Although a non-statutory designation,
SINCs are afforded a high level of
protection within the planning system.
Development that negatively impacts on a
SINC may only be permitted in exceptional
circumstances where mitigation can be
proven.

Outside KCOA
Kensal Green Cemetery is designated a
Site of Metropolitan Importance (these are
sites which contain the best examples of
London’s habitats, including particularly
rare species, rare assemblages of species
or important populations of species, or
sites which are of particular significance
within otherwise heavily built-up areas of
London. They are of the highest priority for
protection). Both designated and notable
species are recorded here, and the site has
the highest mammal species diversity in
the Borough.
Definitions/Context:
Sites of Importance to Nature Conservation
(SINCs), known nationally as Local Wildlife
Sites, are locally designated areas which

Figure 29
Nature and Conservation
within and around the
KCOA
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2.4.8 Social and Economic Context
Overview
The KCOA lies entirely within Dalgarno
ward, with the section north of the railway
line lying entirely within the Kensington and
Chelsea 001A Lower Layer Super Output
Area (LSOA). An LSOA consists of around
1500 people or 650 households, and can
informally be termed a “neighbourhood”.
Based on 2011 census data, compared
to the rest of RBKC Dalgarno ward ranks
lowest in terms of population density and
4th lowest in terms of overall population.
There was a higher proportion of nonwhite residents (42%) than both RBKC (28%),
London and the UK. Dalgarno ward also
ranks 3rd in RBKC for the proportion of
Muslim residents.

and additionally the 001A LSOA falls within
the 10% most deprived neighbourhoods
in the Barriers to Housing and Services
Domain.
Crime
The Kensington and Chelsea 001A LSOA,
which takes in the vast majority of the
KCOA, is ranked within the 20% most
deprived neighbourhoods in England
on the Index of Multiple Deprivation
(IMD) Crime Domain. The 002B LSOA
which includes Barlby Road and part
of the southern edge of the site is the
second most deprived neighbourhood in
the Borough on the IMD Crime Domain,
and ranks within the bottom 3% of
neighbourhoods nationally.

and Income Deprivation Affecting Older
People Index. It also rates in the 20% most
deprived neighbourhoods in the country
on the Employment Deprivation Domain
and on the Living Environment Deprivation
Domain.
The two LSOAs or neighbourhoods which
abut the 001A LSOA to the south of the
railway line, and make up the remainder
of the opportunity area, are also very
deprived. These rank in the 10% overall
most deprived neighbourhoods in the
country on the IMD.

Deprivation
Dalgarno has a wide range of main
languages amongst its residents, although
74% of residents speak English as their main
language (5th highest in RBKC). However
3.3% of the ward cannot speak English
well (3rd highest in RBKC) and 0.4% cannot
speak English at all (4th highest in RBKC).
21% of Dalgarno residents have a long
term illness, the 2nd highest ranked ward
in the Borough, and higher than the
London average of 14%. 13% of Dalgarno
households are overcrowded (ranked 3rd
in Borough), compared to 11.3% in London,
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The KCOA lies within a relatively deprived
area of the Borough, and of the country.
The Kensington and Chelsea 001A LSOA
is ranked within the 20% overall most
deprived neighbourhoods in the country
on the Index of Multiple Deprivation (IMD),
using 2019 data.
It is rated amongst the 10% most deprived
neighbourhoods in the country on the
Income Deprivation Domain, Barriers to
Housing and Services Domain, Income
Deprivation Affecting Children Index

Figure 30
Social deprivation (2019)
within and around the
KCOA
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Spatial
Analysis

3.1 Land ownership and site uses
The Opportunity Area is owned by eight
different landowners.
Area

Landowner

Existing Use

Eastern site

Sainsbury’s

Supermarket, fuel station,
parking

Central site

Ballymore

Vacant

Western site

National Grid

Gas pressurization head
housing two mothballed
gasholders

Southern site

Department for
Transport

Vacant/ railway land

Canal and towpath

Canal and Rivers
Trust

Canal and towpath

Boathouse Centre

Catalyst Housing
Ltd

16 homes and leisure use

Canalside House

RBKC

Affordable workspace for third
sector businesses

Water Tower

Private individual

Residential

Figure 32

3.2 Land Use
There are 16 existing homes within the Opportunity Area. They are
all located in the Boathouse Centre, on the northern boundary of
the site.

Land Use in and around
KCOA

Kensal Employment Zone is immediately to
the east of the site, primarily along Kensal
Road. A small neighbourhood area is to
the south east of the site along Golborne
Road, and a Special District Centre further
south along Portobello Road. To the south
of the site is primarily residential, with
office and workspace uses along Barlby
Road.

Figure 31
Land Ownership within
KCOA
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3.2 Movement and Transport
Pedestrian Movement
As existing, the main pedestrian movement
through the site is via the Grand Union
Canal towpath. This is a well-used eastwesterly route which links Paddington to
OPDC and beyond. Although pleasant
during daylight hours, it is unlit and a
high wall to the south creates a more
uncomfortable setting at night. Locally
pedestrians use this route to link Ladbroke
Grove and Scrubs Lane areas, as well as
for leisure use. Apart from the towpath, the
main pedestrian routes are the pavements
alongside roads.
Pedestrians approaching the supermarket
from the north have direct access from the
towpath. From the east, pedestrians must
navigate crossing Ladbroke Grove, most
likely using one of the two pairs of traffic
islands. From the south, pedestrians use
the pavement on Ladbroke Grove and
cross at the entrance to the site, across
Canal Way. This is a busy junction and
often relies on motorists giving way to
pedestrians to allow crossing.

Cycle Quietway Q2 runs to the south of the
site and links Paddington to East Acton.
The closest it comes to the site is at the
junction of Bracewell Road/Dalgarno
Gardens, which is also the south western
boundary of Little Wormwood Scrubs.
There is an opportunity here to link in
particular the southern part of the site.
Public Transport
The Opportunity Area is well served by
buses. Six Transport for London (TfL) bus
routes (23, 52, 70, 228, 295, 316, 452) pass
through this stop, and one terminates.
There is desire from TfL and RBKC officers
to continue the strong bus links through
and near the site.
Vehicular Movement
As existing, the main vehicular movement
is via Canal Way which adjoins Ladbroke
Grove at the roundabout. This is the only
vehicular entrance to the site.

Cycling
The Grand Union Canal towpath is well
used by cyclists. This is a popular route
with commuters as is avoids vehicular
traffic and is a relatively direct east
westerly route.
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4 3

Movement and
transport within KCOA

3.3 Views
A Views Study has been prepared and
the full study be found, alongside this
document, in the group of background
documents. It identifies a number of views
towards the site. Although some of the
view locations are from, or include heritage
assets, they are not protected but should
be considered within any future planning
application. The study has been split into
two sections: general views from locations
surrounding the site (of which there are
28), and views from within Kensal Green
Cemetery (11).

Figure 35
–
Views from within Kensal
Green Cemetery - see
Views Study for more
analysis .

Figure 34
General views from
locations surrounding
KCOA - (see Views study for
analysis )
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3.4 Open Spaces

3.5 Building Heights and Massing

Little Wormwood Scrubs adjoins the site
on its south western corner. The larger
Wormwood Scrubs is located south west of
the site, and west of Scrubs Lane. Smaller
open spaces include Kensington Memorial
Gardens which is directly to the south of
the site, and to the east, Emslie Horniman’s
Pleasance. To the north, Kensal Green
Cemetery is designated Metropolitan Open
Land.

The area surrounding the Opportunity Area
consists primarily of buildings of a relatively
low height, mostly between 10 to 20
metres high. The area directly south of the
opportunity area has increased massing
further south, with some buildings reaching
heights of 40 metres. The area directly
north of the site to the north of the Grand
Union canal is of very low density, with few
buildings at all. Similarly, the area on the
western edge of the opportunity area is
also of both low density and low building
heights. However, the area to the east of
the opportunity area is of greater density,
although the building heights are low.
Development in the opportunity area must
pay due regard to the heights and massing
of those areas it directly abuts, to the
south especially.

↑ Figure 36
Open spaces around KCOA
–
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Figure 37
–
Building Heights in and
around KCOA
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~
CHARACTER
AND CONTEXT

4.1 Character Areas
4.1.1 The Opportunity Area
The Opportunity Area is split in two by the
main line railway lines that connect into
London Paddington.
The larger, northern part of the site is
bordered to the north by the Grand Union
Canal and to the south by the railway. The
western part of the site is occupied by sub
stations owned by National Grid. It is not
publicly accessible. It can be accessed by
the National Grid by a service road that
runs along the southern boundary of the
site.
The site’s eastern boundary is Ladbroke
Grove. The site’s only entrance is on this
edge. It is marked by a large roundabout.
There are very few existing buildings on the
site. The biggest occupier is the Sainsbury’s
supermarket and its associated filing
station and car parks. The Sainsbury’s
is a large rectilinear building with a flat
roof. It varies between 1 and 2 storeys in
height. The architecture of the store dates
back to the 1980s and is tired and in poor
condition. The building is set back from the
site entrance on Ladbroke Grove. The front
door to the store is not visible from this
point. Routes towards the store, especially
for pedestrians, are hard to follow due to
a very cluttered landscape. Fences, walls

Figure 38

and signage create numerous barriers
between the site entrance and the store.
As well as the Sainsbury’s there are two
other buildings in the north-east corner
of the site - Canalside House and the
Canalside Centre. Canalside House is an
attractive 3 storey, red brick and stone
Edwardian building. It sits parallel to and
backs onto Ladbroke Grove. Canalside
Centre is a modern mixed-use building.
It contains community uses (including a
watersport centre) and homes. It sits along
the edge of the canal, perpendicular
to Canalside House. It has no particular
architectural merit.

should be preserved by new development.
However, Canalside House and the
Canalside Centre will need to be carefully
considered as part of the masterplan. More
detailed guidance on this subject is in the
next chapter of this report.

The only other structures on site are the
two gasholders that sit in the western part
of the site. These are a local landmark;
however, they are no longer used and will
be removed as part of this redevelopment.
The smaller southern part of the site (North
Pole Depot) is a vacant, narrow strip of
land running along the south of the railway
line from Barlby Road (opposite the primary
school) to Scrubs Lane. There are only two
entrances at the eastern and western ends
of the site. An access road runs along the
centre of the site. The remainder of the site
is largely covered in rough vegetation.
Sensitivity to development:
The site itself has very little character that

The KCOA and surrounding
character areas
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4.2

The Cemeteries

4.3

This character area is located to the north
of the site and runs along the northern
edge of the canal.
Most of the area is taken up by Kensal
Green Cemetery and the adjacent St
Mary’s Cemetery.
Kensal Green Cemetery is a tranquil green
open space that is open to the public
during daylight hours. It is of exceptional
historic interest due to its formal landscape
and the number of notable structures and
buildings within its boundaries.
St Mary’s cemetery is located to the west
of Kensal Green. It has a similar character
but is of less historic significance.
Both cemeteries are bound to the south by
a perimeter wall that separates them from
the canal.
Harrow Road (A404) forms the northern
perimeter of this character area. It is a
busy road with 3 lanes of traffic and a bus
lane. The cemeteries are separated from
the road by a tall brick wall that runs along
most of the northern edge. The condition
of this structure varies along its length.
Some sections have collapsed and been
replaced by temporary fencing. The wall
limits views into the cemetery. However,
green foliage is always visible above it.
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There are some buildings along the
northern edge of the character area that
back onto the cemetery. There is little
consistency in their style, form or scale.
Most of them have little historical or
architectural merit. The exception to this
is the arched entrance to Kensal Green
Cemetery. This building is an important
landmark and is one of the only points
along Harrow Road where there is a view
into the cemetery.

The cemetery as a whole is sensitive to
new development around it given its
generally open aspect and its character
as a designated landscape. Certain key
views out, which take in highly graded
designated heritage assets could be
considered very sensitive.
Specific guidance on this matter is
included the Kensal Canalside Opportunity
Area Views study.

The eastern boundary of this character
area is Ladbroke Grove – another busy
road. Except for a block of flats on the
north east corner, most of the eastern
edge is lined by a tall brick perimeter wall.
There are no access points along this edge
and no views into the cemetery.

This character area lies to the east of the
KCOA between the canal and the railway.
The area has a very mixed character with
a range of different types of buildings.
However, one of the distinguishing features
of this character areas is its mix of uses.
The area contains the Kensal Employment
Zone. This area is focused mainly along
Kensal Road. It comprises mostly small
offices and light industrial firms. The height
of the commercial and mixed use buildings
along Kensal Road is generally 4-6 storeys
tall. The buildings generally face directly
onto the street and form a consistent
building line. Most of the buildings
along Kensal Road have a commercial
appearance but their style and age vary.

4 storyes high. The area has a lot of
1960s/70’s housing estates. These tend to
have a disjointed street pattern with poor
connections to the surrounding area.
Sensitivity to development:
The development in the KCOA will have
a very limited impact on this character
area. The only direct relationship between
the two is the Ladbroke Grove frontage.
Guidance for development along this edge
can be found in the next chapter of this
document.

Other pockets of the employment zone
exist further south towards the canal. The
buildings in these secondary areas are
more industrial in character and tend to be
lower in height and have more of a shed/
warehouse like appearance.

The western boundary of the area is
formed by Scrubs Lane. A single row of
buildings line this edge back onto St
Mary’s Cemetery. Most of these buildings
are commercial properties. They have a
variety of styles and characters including
converted Victorian warehouses and 20th
century industrial sheds. However, there
are some terraced houses. The cemetery
cannot be accessed from the west and
there are no views in.
Sensitivity to development:

Kensal New Town

The area has a very disjointed street
pattern. Many of the roads do not connect
to one other and crossing points of the
railway and the canal are limited.
↑ Figure 39 (top)

↑ Figure 40 (bottom)

Location of The Cemeteries
character area in relation
to KCOA

Photograph of Kensal Green
Cemetery

Most of the homes in this area are
apartments and are generally at least

↑ Figure 41 (top)

↑ Figure 42 (bottom)

Kensal New Town character
area (left hand side)

Map of Kensal New Town
character area
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4.4

Dalgarno Neighbourhood

connection more difficult.

This character area runs along the
southern boundary of the North Pole Depot
site. It has a direct border with the KCOA
- any new development will therefore
directly impact upon it.

The Estate has a quiet and tranquil feel
character. There is no through traffic and
there and some mature trees that soften its
appearance.

central section of the building. It is a Grade
2 listed building and is used primarily as a
photography studio. Within the curtilage
of the Hall there is also a more modern
workspace building – The Shaftsbury
Centre.

Rootes Estate:
This character areas is made up of
several housing estates, each with its own
architectural identity. Each of these are is
described below.
Notting Barn Estate:
The Notting Barn Estate is a distinctive
pocket of housing tucked between Notting
Barn Road and Barlby Gardens. It is made
up of 3 storey, brown brick blocks of flats
and masionettes with shallow pitched
roofs dating back to the 1960s/70s. The
buildings are arranged around a small
open green space. The streets and spaces
are relatively well overlooked and feel safe.
Noting Barn Road runs up the western
edge of this character area. It is the only
access point to the estate. It links to two
cul de sacs that give access to the houses
- Matthew Close and Salter Road. Notting
Barn Road is one of the few streets in this
character area that could provide a direct
connection from Barlby Road into the
KCOA. However, the KCOA sits 3 meters
above the Notting Barn Estate – making a
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The Roots Estate is located directly to
the west of the Noting Barn Estate. It is a
located on the former site of the Sunbeam
Talbot Group Ltd’s car factory which
was demolished in the 1980’s.
The character area is split in two distinctive
parts – the Barlby Road frontage and the
residential estate behind.
The buildings on the Barlby Road frontage
are commercial. Most of the frontage is
occupied by Ladbroke Hall, the former
headquarters of the Sunbeam Talbot motor
company. Ladbroke Hall is an attractive
Edwardian Baroque building, with a civic
quality and scale. It is constructed from red
brickwork with ornate stonework detailing
and large and varied fenestration. The
tiled roof is gabled with a gambrel roof
over the central section, set slightly
forward of the main volume of the building,
behind an ornate pediment containing a
decorative stonework crest and a portecochere below, covering steps rising up
to an elevated main entrance hall in the

This L- shaped building sits back from Barlby and pitched roofs. The blonde and red
Road behind a car park.
bricks and terracotta roof tiles reflect the
character of the original factory buildings
Directly to the west of Ladbroke Hall on
along the Barlby Road frontage.
the Barlby Street frontage, there is another
building that once formed part of the
The buildings are arranged around a
motor works. This building shares the same
landscaped square, Sunbeam Gardens,
architectural style as the Hall but is less
and set out in perimeter blocks. They are
decorative. It has been converted into flats. generally 3- storey apartments and town
houses. The hard landscaping around
This structure and Ladbroke Hall sit either
the estate is of a high quality and is well
side of the original gateposts that would
maintained. Boundary treatments are
have led to the factory space behind.
consistent - most buildings are set behind
metal fences and hedges.
The residential part of the character area is
accessed through these gates. The Rootes
The back gardens on the estate onto the
Estate was constructed in 1994. Although
KCOA. The length of the gardens varies.
less than 30 years old the buildings have a
However, there is always at least 10m
traditional appearance with bay windows
between the site and the houses and a
thick layer of trees and shrubs separates
the two. This provides some level of
protection between the estate and the
new development. KCOA sits several meters
above the Rootes Estate. As with the
Noting Barn Estate, the design of the new
homes will need to be carefully considered
to avoid dominating the estate

↑ Figure 44 (bottom)

Map of Dalgarno character
area

Photo of Notting Barn
Estate

↑ Figure 45

↑ Figure 46
Photo of the Rootes Estate

Peabody and Princess Alice House:

↑ Figure 43 (top)

Barn Estate, dating back to the 1930s. The
estate is formed of a series of brick built,
flat roofed, linear housing blocks arranged
in a north-south axis. The flats are entered
from external decks that run along the
northern face of each block. The spaces
between the buildings are made up of an
internal network of cul-de-sacs. There
is very little open green space. However,
there are some mature trees that help
soften the character of the estate. The
estate has a consistent character and is
well maintained and attractive.

This character area is located to the west
of the Rootes estate. Most of the area
is taken up by the Peabody Estate. It is
older than Rootes Estate and Notting

Photo of the Rootes Estate
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Princess Alice House is a five-storey social
housing block that dates back to 1934. It
is distinctive from the Peabody Estate as
it is formed of a perimeter block and has
a pitched roof. The building has been
modernized over time and little of the
original structure remains. The building has
modern projecting balconies and external
garbage chutes. It has no distinctive
architectural value.

The church is set back at such a distance
that it is unlikely to be affected by the new
development. The Trust building is also
unlikely to be affected. However, its play
space and games court sit beside the site
boundary. These will be sensitive to new
development.

There are two non-residential buildings on
either side of Princess Alice House – the
Dalgarno Trust building to the west and the
St Frances Community Church to the east.
The Trust building is a community centre.
It is a two storey brick modern building
with a pitched roof. It has no distinctive
architectural value.

Sutton Estate

The church has a more distinctive
character. The main body of the church
is a simple ecclesiastical building. It has
an almost Mediterranean character. The
exterior has a simple rendered finish and a
pan-tiled roof. There are only four narrow
window openings on the front elevations
framing the central front door. There is
an adjoining wing to the east of the main
body of the church. It is a simple two storey
art deco style block.
Princess Alice House, the church and the
Dalgarno Trust Building back onto the
KCOA.
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KCOA. However, their character resembles
the older part of the estate and they do
not significantly alter the overall feel of the
area.
Sensitivity to development:
The main threat to the character of all
the estates above will be the scale and
height of development on the KCOA. Most
of the buildings are 3 or 4 storeys tall. New
buildings on the KCOA will be at least
double this. This could have an unwanted
and overbearing impact on these areas
– especially where there is a significant
drop in height between the KCOA and the
estates. More guidance on this can be
found in the next chapter of this study.

Princess Alice House is closer to the KCOA
and is highly visible from the site.

The Sutton Estate is a distinctive wedge
of development running from Dalgarno
Gardens to the Opportunity Area. Sutton
Way runs around the Estate. It forms a loop
around the oldest part of the estate. The
oldest areas of the estate dates back to
the 1930s and consist mostly of brick built,
six storey mansion blocks with a quasi-art
deco style. These are laid out in perimeter
blocks that frame internal garden spaces.
Blocks along the outside edges of Sutton
Way are positioned along the road
carriageway. The streets and spaces
between the buildings are well maintained
and attractive. Boundary treatments
around the blocks are consistent, and
mature trees and well laid out areas of
planting help soften the character of the
estate.

↑ Figure 47 (top)

↑ Figure 48 (bottom)

Photo of Princess Alice
House

Photo of the Peabody
Estate

↑ Figure 49 (top)
–
Photo of the Sutton Estate

↑ Figure 50 (bottom)
–
Photo of the Sutton Estate

Opening up connections from the estates
to the KCOA would make it easier and
quicker for new and existing residents
to travel around the area and beyond.
An increase in pedestrians and cyclists
passing through may lead to a change in
character in the more tranquil parts of the
estates such as Notting Barn Road. This
should be acknowledged alongside the
benefits of creating sustainable transport
routes.

There are some more modern blocks to the
north of this character area, adjoining the
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4.5 West North Kensington
This character area lies to the south of the
Kensal Canalside site. It is bound to the
north by Barlby Road, and by the Westway
to the south. Its eastern border is Ladbroke
Grove and its western border is the railway
line that marks the borough boundary with
Hammersmith and Fulham.
This area is largely made up of houses and
has a historic character. A large part of
this area lies within the Oxford Gardens
Conservation Area. The townscape is very
consistent. The streets form traditional
perimeter blocks. The houses follow a
uniform building line and are generally
limited to between two and four storeys
in height. There is a simple and restricted
palette of materials used.
The above consistencies create a level of
coherence between the different styles
and buildings that include Victorian
cottages, terraces, mansion blocks and
town houses.
↑ Figure 51 (top)
–
Photo of the West North
Kensington character area
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There are some non-residential uses in
this area. The most important area is the
Latimer Road Employment Zone that runs
along the western periphery of the area.
This has a mix of industrial warehouse style
buildings and offices. Other important uses

include the St Charles Hospital and several
schools. There are two small local shopping
areas with rows of convenience stores.
Sensitivity to development:
The historic character of this area means
that it is sensitive to new development.
The impact of the new buildings will be
tested by Heritage and Visual Impact
Assessments. Specific viewpoints that
should be tested have been identified in
the Kensal Canalside Opportunity Area
Views Study.

4.6 Portobello
This character area sits to the south-east
of the Opportunity Area. It comprises a
large triangular part of the Borough bound
by the Westway to the south, Ladbroke
Grove to the south, and the canal to the
north.
It is a busy, mixed-use area. It is known
for the three bustling mixed-use streets
of Portobello Road, Ladbroke Grove, and
Golborne Road. These streets house the
shops, markets and leisure facilities that
are a key part of the identity of this part
of the Borough. Each of these streets has
its own identity. Ladbroke Grove houses
typical high street retailers. In contrast,
Golborne Road and Portobello Road house
a large number of independent markets,
cafes and shops. These facilities are a
major attraction and draw many visitors to
the area.
The style of architecture in the area is very
mixed. The area along Ladbroke Grove
and the south of the character area is
mostly formed of grand four or five storey,
Victorian brick and stucco town houses.
These buildings are set out in traditional
perimeter blocks and run in terraces.
Similar development can be found in the
shopping areas along Portobello Road and
Golborne Road. However, the buildings in
these locations tend to be around 3 storeys

tall and have non-residential uses at
ground floor.
The remainder of the character area is less
consistent. It is largely made up of 20th
century housing estates dating from the
1960s to the present day. Each of these
has its own architectural identity. There is
very little coherence accross the estates,
and many have disjointed street patterns
that make it difficult to find your way
around.
Sensitivity to development:
This area has no direct connections with
the KCOA and is not sensitive to activity on
the KCOA site. However, the site’s proximity
to this vibrant part of London should be
exploited. Physical connections between
the site and this area should be improved.

↑ Figure 53 (top)
–
Map of the Portobello
character area
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4.7 Queen’s Park
This area is located to the north east of
the KCOA and sits within the borough
of Westminster. The west, north, and
south boundaries of this character area
are all formed by busy primary roads
(Chamberlayne Road, Kilburn Lane and
Harrow Road respectively). The eastern
boundary is harder to define. It marks the
area where suburban Victorian London
starts to become denser as it moves
towards the city.
The area is primarily formed of the Queen’s
Park Estate. This is an area of about 2000
Victorian working-class terraced houses
which date back to 1874. The terraces
are set out in linear blocks. They have
consistent appearance and are generally
2 storey brick buildings with pitched roofs.
They are generally well maintained. Most of
the garden walls and fences remain intact
and front gardens are well kept. There
are some 20th century housing estates
towards the south of the area running
along Harrow Road and Droop Street.
However, these do not particularly detract
from the general character of the area.
Both the Queen’s Park Estate Conservation
Area (Westminster) and the Queen’s Park
Conservation Area sit within this character
area.
Most of the non-residential uses are
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4.8 South Brent

located along main roads, particularly
Chamberlayne Road. The architecture
along this road is taller – generally at 3-4
storeys. There is also more variety in the
age and style with some more modern
apartment blocks. Most of the buildings
have shops and leisure uses at ground floor
with flats above.

The character area is located to the
north of the site opposite Kensal Green
Cemetery. It is bound to the south
by Harrow Road and to the north by
railway lines. Its eastern boundary is
Chamberlayne Roads and its western
boundary is Scrubs Lane.

Sensitivity to development:
This area has a very limited relationship to
the KCOA. Any impact on the Conservation
Areas should be tested as part of a
Heritage and Visual Impact Assessment.
Specific viewpoints that should be
tested have been identified in the Kensal
Canalside Opportunity Area Views Study.

The area is predominantly made up of
Victorian terraced houses. These are laid
out in long perimeter blocks. The houses
share a similar appearance. Most of them
are brick built with pitched roofs and
bay windows. The area includes three
conservation areas: Kensal Green, Queen’s
Park Estate and Queen’s Park. These reflect
the generally well preserved and consistent
character.

The main opportunity this area offers are
the transport links and retail facilities along
Chamberlayne Road. These could benefit
from additional footfall. Connections
towards this therefore could be improved.

↑ Figure 55 (top)
–
Map of the Queen’s Park
character area

↑ Figure 56 (bottom)
–
Photo of the Queens Park
character area

↑ Figure 57 (top)
–
Photo of the South Brent
character area

↑ Figure 58 (bottom)
–
Map of the South Brent
character area

the Harlesden local shopping centre to the
west of Kensal Green Station.

Sensitivity to development:
Some of the streets that lie within
conservation areas, especially those
that run perpendicular to Kensal Green
Cemetery, may have their settings changed
by new development on the KCOA. This is
not likely to limit the development of the
site but key views and vistas should be
tested as part of any planning application.
Kensal Canalside Opportunity Area Views
Study sets out the specific guidance for
this area.

However, there are some less attractive
parts of this character area. Harrow Road
has a variety of different building styles
and can appear disjointed. The buildings
are higher at 3- 6 storeys and there are
many modern apartment blocks. The
condition of the buildings along Harrow
Road is variable. There are a variety
of uses including shops, garages and
builders’ merchants. Most of these are
found on the ground floor of residential
buildings. However, some have their own
buildings such as Travis Perkins. There is a
concentration of shops and other uses at
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4.9

Old Oak Railway Land

This area lies directly to the west of the
KCOA site. It has an industrial character.
Most of the buildings are big sheds that
sit within large yard and car parks. The
landscape is broken up by large areas
of railway tracks and depot buildings.
Because of this there is no structure to the
streets and the area is disjointed.

4.10

KCOA should be tested. The impact
of development on the identified
conservation areas will need to be tested
as part of any

Wormwood Scrubs is an extensive area
of open space located to the southwest of the KCOA. It does not share any
borders with the site. It is in the Borough
of Hammersmith and Fulham and within
Old Oak and Park Royal Development
Corporation Area. It is 8ha in size and one
of the largest areas on common land in
London.
The Scrubs is quite cut off from its
surroundings. Its northern and southern
edges are formed by railway lines with no
crossing points into the park.

Heritage and Visual Impact Assessment.
The Kensal Canalside Opportunity Area
Views Study sets out the specific guidance
for this area.

This area is in the London Borough of
Hammersmith and Fulham and is part of
the Old Oak and Park Royal Development
Corporation Area. It is therefore subject
to major redevelopment. Some early signs
of this change can be seen in the less
industrial parts of the area. This includes
The Collective - a large co-living space.
This is a modern 10-story building that
fronts onto Old Oak Common Lane.
Despite its industrial character, the
area has some heritage assets. It has
two conservation areas - The Grand
Union Canal Conservation Area and The
Cumberland Park Factory Conservation
Area (both within OPDC). There are also
many locally listed features.
Sensitivity to development:
The character of this area is not
particularly sensitive. However,
the cumulative effect of extensive
redevelopment in this area and the
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Wormwood Scrubs
The impact of development on the area
should be tested as part of any Heritage
and Visual Impact Assessment. The Kensal
Canalside Opportunity Area Views Study
sets out the specific guidance on this
matter.

The southern edge of the site is lined with
buildings including HM Wormwood Scrubs
Prison and Hammersmith Hospital. These
buildings back onto the open space and
block views from the south.

↑ Figure 59 (top)
–
Photo of the Old Oak
Railway Land character
area

↑ Figure 60 (bottom)
–
Map of the Old Oak Railway
Land character area

↑ Figure 61 (top)
–
Map of the Wormwood
Scrubs character area

↑ Figure 62 (bottom)
–
Photo of the Wormwood
Scrubs character area

Sensitivity to development:
Parts of the site are part of a Local Nature
Reserve. This and its recreational value
mean that the park is protected from
any change of use. However, the impact
of development on key views should be
tested as part of any planning application.
Likewise, any opportunities to open up
links to both Little Wormwood Scrubs and
Wormwoods Scrubs should be considered.
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4.2 Sections through Site Edges

↑ Figure 64
–
Section 1: Sutton Way (west)

↑ Figure 65
–
Section 2: Sutton Way
(east)

↑ Figure 63
–
Character Areasin and
around KCOA
6 4
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↑ Figure 66
–
Section 3: Dalgarno Way
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↑ Figure 67
–
Section 4: Sunbeam
Crescent
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↑ Figure 68
–
Section 5: Notting Barn
Road to Grand Union Canal

↑ Figure 69
–
Section 6: Salters Way
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↑ Figure 70
–
Section 7: Exmoor Street to
Kensal Green Cemetery
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↑ Figure 71
–
Section 8: Southern Row
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↑ Figure 72
–
Section 9: Kensal Green
Cemetery

↑ Figure 73
–
Section 10: Little Wormwood
Scrubs to railway
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↑ Figure 74
–
Section 11: The Dalgarno
Trust Community Centre
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↑ Figure 75
–
Section 12: Barlby Primary
School to Admiral Mews
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↑ Figure 76
–
Section 13: Kensal Road
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Opportunities
& constraints

5.1 SWOT Analysis
There are a number of existing strengths
and weaknesses of the site. Most
importantly, the site has high PTAL ratings
to the east, with existing bus and cycle
routes near the site, and good proximity
to the canal. Additionally, there are large
open spaces and nature corridors in close
proximity. The site also has two large areas
of employment to the east and west, and
lots of close by civic amenities.

improve the area’s creative economy and
deliver social and physical infrastructure.
Threats to the development include a
potential failure to improve the local PTAL
and overdevelop the site relative to the
connections available. A failure to enhance
the boating community and instead push
it out is also a potential threat. Further
details on opportunities and constraints
of the site are found in the opportunities
and constraints sections of this baseline
document.

However, to the west of the site there
are low PTAL ratings, and there are no
existing direct connections to the open
spaces nearby. Additionally, east-west
connections through the site are poor or
non-existent, there is a single point of
access to the site currently, and the site
has close proximity to the noise polluting
mainline railway.
There are therefore numerous opportunities
to improve connections within and to
the site, with the opportunity to enhance
connections to the numerous open spaces.
The close proximity to Old Oak station and
associated transport hub will enhance this
opportunity. The opportunity also exists to
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5.2 Opportunities

The map opposite shows several of the
spatial opportunities that the site presents.
There is the opportunity to improve the
setting of Kensal House, near the southeastern corner of the site, and the nearby
Rail Disaster Memorial. Development of the
site will allow these existing features to sit
in a much improved spatial context.
The site sits alongside the Grand Union
Canal, which allows for opportunities to
improve this access to, and the future
experience along, the canal. There is an
opportunity to reinstate the currently
infilled canal basin, and the canal itself
presents further opportunities. Biodiversity
along the route of the canal may be
improved, enhancing a nature corridor and
providing environmental and health and
wellbeing benefits. The boating facilities
alongside the canal are also able to be
improved, to enhance both the setting
and the boating community. The canal
towpath provides both an existing eastwest connection and also an area of
open space, and the opportunity exists to
significantly improve the towpath, to aid
both connectivity and the environmental
setting.

routes for east-west connection corridors
within the opportunity area, which are
not currently in place and which could be
incorporated into any future masterplan.
There is the opportunity to link to
surrounding streets to the south of the
site into the Dalgarno Estate, and change
the existing single access nature of the
site. New pedestrian and cycle bridges
over the railway line and canal would
provide greatly improved access into and
within the site, further reducing the single
access nature of the site. This would be
of immense value to both potential new
residents and residents in the surrounding
communities, and enhance the economic
potential of the area.
The area also has several opportunities for
improving environmental features. Potential
improvements to ait quality alongside
the mainline railway would enhance the
liveability of the opportunity area and
retaining and enhancing the existing
wildlife corridor on the southern edge of
the site is also paramount.

The presence of Kensal Green Cemetery
to the north of the site presents the
opportunity to improve connections and
direct routes to the Cemetery’s open
space. There are also several natural
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5.3 Constraints

The mainline railway running through
the site represents a major constraint on
construction and must be acknowledged.
In the south-west of the site, abutting
the railway and the western edge of
the site, there are no build areas in
place to maintain access to the railway.
Additionally, there are several power
tunnels and power cables criss-crossing
the site, alongside the northern edge
but also within the western interior of the
site. There is corresponding National Grid
infrastructure, including an existing building
and a surrounding area of operational land
which cannot be built on, sitting in the west
of the site.

of the site, lying within the Royal borough
of Kensington and Chelsea (RBKC). Any
development must not harm the heritage
value of these sites. Additionally, the
site abuts two conservation areas within
RBKC, to the north in Kensal Cemetery
Conservation Area, and to the south
in Oxford Gardens Conservation Area.
Development on the site must preserve or
enhance the character or appearance of
both of these conservation areas.

There are several existing features which
represent constraints on development. The
site has previously been used primarily for
operational uses and the land must be
remediated. The existing buildings of the
Canalside Centre and Canalside House
also present constraints on potential
development.
The railway represents a constraint in terms
of corresponding air and noise pollution
that it produces. Whilst there is therefore
an opportunity to improve both these
negative impacts, they currently exist as a
constraint on development.
The site abuts or lies extremely close to
several listed buildings on the eastern edge
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