4 KENSAL CANALSIDE VISUAL IMPACT TESTING

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

INTRODUCTION
The assessed viewpoints were identified by utilising
Zones of Theoretical Visibility mapping and were
validated utilising VuCity and Google Earth to identify a
variety of sensitive views and townscape typologies to
select a wide range of views for assessment.
The following three options are assessed per view:
Scenario 1: SPD model + Points of height: Adapts the
SPD model to include points of height in accordance
with the taller buildings zones in the SPD heights
strategy and would accommodate 4200 units.
Scenario 2: SPD model with additional height: Adapts
Scenario 1 to reach 5,000 units
Scenario 3: SPD Model with less height: Adapts
Scenario 1 to reach 3,500 units
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SCENARIO 1: ZTV

Figure 1.12: Kensal Canalside, Scenario 1 - Zones of Theoretical Visibility - Summer (Trees on)
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Figure 1.13: Kensal Canalside, Scenario 1 - Zones of Theoretical Visibility - Winter (Trees off)

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

SCENARIO 2: ZTV

Figure 1.14: Kensal Canalside, Scenario 2 - Zones of Theoretical Visibility - Summer (Trees on)

Figure 1.15: Kensal Canalside, Scenario 2 - Zones of Theoretical Visibility - Winter (Trees off)
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SCENARIO 3: ZTV

Figure 1.16: Kensal Canalside, Scenario 3 - Zones of Theoretical Visibility - Summer (Trees on)
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Figure 1.17: Kensal Canalside, Scenario 3 - Zones of Theoretical Visibility - Winter (Trees off)

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

View No.

View Name

K1

Kensal Green Cemetery Entrance

K2

Kensal Green Cemetery Centre Avenue

K3

Kensal Green Cemetery from Anglican Chapel

K4

Kensal Green Cemetery towards Dissenters’
Chapel

K5

Scrubs Lane Bridge, Grand Union Canal

K6

Ladbroke Grove/ Canal Way Junction

K7

Grand Union Canal Path

K8

Kensal House from Ladbroke Grove

K9

Barlby Primary School

K10

Barlby Road/Exmoor Street

K11

St. Mark’s Road

K12

Dalgarno Gardens/ Bracewell Road Junction

K13

Ladbroke Hall

K14

St Charles Centre

K15

St Helen’s Gardens

K16

Southern Row

K17

Grand Union Canal Footbridge

K18

Ladbroke Grove

K19

Portobello Road

K20

Barlby Road/ Pangbourne Avenue

K21

Paddington Cemetery

K22

Roundwood Park

K23

Queen’s Park Public Space

K24

Halstow Road

Figure 1.18: Kensal Canalside identified views for study
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4.1 VIEW K1 - KENSAL GREEN CEMETERY ENTRANCE GATE
ABOUT THE VIEW

THE VIEW POINT

The view is taken from the northern pavement of
Harrow Road, opposite the entrance arch to Kensal
Green Cemetery. This view is located within the London
Borough of Brent and looks south-west through the
arch and towards the Opportunity area.
DIRECTION
South-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 21, SPD Views Study

Image 1.1: K1 - Existing View

32

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

VISUAL SENSITIVITY

The view is taken from with the Kensal Green
Conservation Area and the view includes the Grade II*
listed entrance arch, which is located within the Grade
I listed Park and Garden, All Souls Cemetery, and Kensal
Cemetery Conservation Area. Kensal Green (All Souls)
Cemetery is a working cemetery to the north of the
Opportunity Area. It “is a tranquil green open space
located at the northern end of the Royal Borough of
Kensington and Chelsea adjacent to the Harrow Road.
The cemetery not only has a practical purpose for the
burial and remembrance of the dead but also acts as
an amenity space for local residents and visitors. It is
roughly rectangular in shape but it gradually narrows
towards its eastern end with the boundary clearly
defined by high brick walls and railings. The low-lying
site slopes gently from the north-west to south-east and
is traversed by tarmac, gravel and grass paths lined with
mature trees many of which have survived from the
cemetery’s original layout.

The most sensitive townscape views are from the
forecourt looking through the arch and looking
eastward along Harrow Road towards the cemetery
gate, wall, and the more coherently scaled townscape
backdrop of low-height Victorian and Georgian
buildings. The cemetery gateway currently holds a
higher role in the townscape hierarchy.

This is a ‘DISTINCTIVE’ view encompasses a distinctive
and symbolic architectural element that delineates the
entrance to the cemetery. The stone gateway is both
architecturally and physically of a higher order than its
surrounding context which visually signifies and frames
this significant entrance way.

The view is characterised by the symmetrical
arrangement of the stone neo-classical triumphal
arch Gateway, which creates a strong visual focus in
the foreground and marks the formal entrance to
the tranquil, open space behind. The view through
the arch frames the middle and background which is
characterised by green open space and views of the sky.

The semi-circular railed forecourt is overlooked by
a neo-classical triumphal arch Gateway (grade II*),
defining the main entrance to the cemetery with lodges
on either side to control access. This leads to the main
congregating area.”1
The surrounding townscape shows a moderate variation
in height, but overall has an element of coherence
which derives from the plotbased grain of development
and the smaller scale of buildings. It is characterised
by a variety of contemporary, Victorian, and Georgian
residential buildings. The fragmented and incoherent
character and busy road outside the cemetery gate do
not create a formal setting for the set piece.

The townscape character is sensitive to incongruous
oversized development visually intruding into the street
space and belittling the cemetery gate and lodges, the
smaller scale of the development along Harrow Road,
and the trees in the cemetery.
The townscape sensitivity is classified as MEDIUM.

The arch creates a visual link between Harrow Road, the
cemetery and the Kensal Canalside Opportunity Area.
The view is dominated by the Portland stone central
gateway and side sections. The cast iron gates within
the central arched opening allow access and views
into the cemetery. The gateway is flanked by a single
storey rendered brick extensions to each side with
the brick boundary wall to the right. The extensions
are bounded with formal trimmed hedges and shrub
planting. Rendered brick piers define the entrance to
the extension to the right. The foreground includes the
southern footway of Harrow Road and the gateway
forecourt.2

The view is sensitive to changes which lessen the
hierarchical stepped relationship of the gateway
building to its surrounding lesser order buildings. The
greenery of the cemetery forms part of the backdrop
to the gateway. It is an important part of the view
character.3 The view is most sensitive to visual changes
which impact on the framed view of the open space and
sky that is visible through the archway.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

Due to its distinctive nature, the view sensitivity is
classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

Visitors to the cemetery

•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

This view is experienced both statically for its
unique architectural and townscape contribution
(as demonstrated in the photograph) and as part of
sequentially views experienced by passersby and visitors
to the cemetery. There is a medium frequency of view
receptors experiencing this view and the sensitivity is
classified as MEDIUM.

1

Draft Kensal Green Cemetery Conservation Area Appraisal, RBKC, 2017, 6.

2 Draft Kensal Green Cemetery Conservation Area Appraisal, RBKC, 2017, 6.

3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021.
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VIEW K1 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Tall buildings of Scenario 1 indiscriminately rise above
the treed skyline of the cemetery and the gatehouse
itself, and create a strong urbanising effect. The massing
is out of scale with the local context and will belittle
the arch and undermine its modest presence in the
streetscape and its significance as formal entrance to
the burial place.

The Scenario 1 massing projects from the background
over the stone entrance arch and bulky massings to
the left and right of the gate. The tall buildings of a
drastically different scale to those visible in the view will
detract, overwhelm and unbalance the view by drawing
visual significance away from the gateway.

The magnitude of effect on the townscape is considered
MEDIUM-HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The tower directly behind the gateway is the most
damaging as it not only rises above the gatway but
also would obstruct the view of the sky through the
cemetery gate arch. The taller clusters of buildings to
the right and left of the gateway are visible in between
and above the treeline. These clusters detract from the
formal and symmetrical arrangement of the arch.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
This massing will undermine the significance of the
view by impacting on the symmetry of the view and
the sense of open space framed by the arch. This would
negatively impact on the visual integrity of the view

and the experiential qualities of viewing the expansive
cemetery behind.
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

As a general principle, buildings should not project
above the formal entrance arch nor should they
obstruct the clear view of green space and sky that
is framed by the arch; development should respond
to this significant, formal setting by creating a gap
and open space between buildings that respects
this significant framed view and formal, symmetrical
setting.

•

Taller buildings and building clusters to the left and
right of the gateway should terminate below the
datum line set by the roof of the gateway. They
should also remain below the established treeline
which will help to mitigate the visual impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW K1 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Very tall buildings of Scenario 2 indiscriminately rise
above the treed skyline of the cemetery and the
gatehouse itself, and create an overbearing effect. The
towers are out of scale with the local context and will
dwarf the arch and completely undermine its modest
presence in the streetscape and diminish its significance
as formal entrance to the burial place.

The Scenario 2 massing dramatically projects from
the background over the stone entrance arch and
tall building clusters to the left and right of the gate
project significantly above the existing treeline. The
tall buildings are of a totally alien scale to those visible
in the view will significantly detract, overwhelm and
unbalance the view by drawing visual significance away
from the gateway.

The towers projecting above the gateway and the
treeline are both individually and cumulatively damaging
as they completely undermine the significance of the
view by impacting on the symmetry of the view and the
sense of open space framed by the arch.

The magnitude of effect on the townscape is considered
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The massing would obstruct the view of the sky through
the cemetery gate arch; this massing will undermine
the integrity of the view by impacting on the formal
symmetry and the sense of open space framed by
the arch. This would negatively impact on the visual
integrity of the view and the experiential qualities of
viewing the expansive cemetery behind, as well as
detract from the formal and symmetrical arrangement
of the view.
The magnitude of visual effect is considered VERY
HIGH.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

As a general principle, buildings should not project
above the formal entrance arch nor should they
obstruct the clear view of green space and sky that
is framed by the arch; development should respond
to this significant, formal setting by creating a gap
and open space between buildings that respects
this significant framed view and formal, symmetrical
setting.

•

Taller buildings and building clusters to the left and
right of the gateway should terminate below the
datum line set by the roof of the gateway. They
should also remain below the established treeline
which will help to mitigate the visual impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K1 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Taller buildings in Scenario 3 rise slightly over the
gatehouse and can be seen through and partially above
the treeline of the cemetery. Compared to Scenarios
1 and 2 this the most acceptable impact. However,
development still intrudes adversely detracts from the
townscape qualities and specifically affects the integrity
of the gate as formal entrance to the burial place.

The Scenario 3 massing projects from the background
over the stone entrance arch and clusters of buildings
are visible to the left and right of the gate though
they are partially obscured by the trees and existing
development.

help to partially obscure the tall buildings and maintain
a softer edge to the skyline.

The Scenario 3 massing would obstruct the view of the
sky through the cemetery gate arch; this massing will
undermine the significance of the view by impacting on
the symmetry of the view and the sense of open space
framed by the arch. This would negatively impact on the
visual integrity of the view and the experiential qualities
of viewing the expansive cemetery behind.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.

The magnitude of effect on the townscape is considered
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The tall buildings would be visible on the skyline which
would have an urbanising effect on the view, though
this will become less evident on approach towards the
gate because the buildings would recede behind it. This
impact detracts from the view but does nor fully detract
from the cohesion of the ensemble as the impact is
partially mitigated by the existing foliage which would

The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

As a general principle, buildings should not project
above the formal entrance arch nor should they
obstruct the clear view of green space and sky that
is framed by the arch; development should respond
to this significant, formal setting by creating a gap
and open space between buildings that respect this
significant framed view and formal, symmetrical
setting.

•

Taller buildings and building clusters to the left and
right of the gateway should terminate below the
datum line set by the roof of the gateway. They
should also remain below the established treeline
which will help to mitigate the visual impact.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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Kensal Canalside 24mm & 50mm Views

4.2 VIEW K2 - FROM CENTRE AVENUE
ABOUT THE VIEW

THE VIEW POINT

The view is from the centre avenue in the Kensal Green
Cemetery.
DIRECTION
South-east
RANGE
Very Short
REFERENCES IN OTHER DOCUMENTATION:
Cemetery View 2b, SPD Views Study
View 42, Developer Townscape Evidence

Image 1.2: K2 - Existing View
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V42C_D25035_24mm

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

“Kensal Green (All Souls) Cemetery is a tranquil green
open space located at the northern end of the Royal
Borough of Kensington and Chelsea adjacent to the
Harrow Road. The cemetery not only has a practical
purpose for the burial and remembrance of the dead
but also acts as an amenity space for local residents
and visitors. It is roughly rectangular in shape but it
gradually narrows towards its eastern end with the
boundary clearly defined by high brick walls and railings.
The low-lying site slopes gently from the north-west
to south-east and is traversed by tarmac, gravel and
grass paths lined with mature trees many of which have
survived from the cemetery’s original layout.

The landscape and townscape character of this view
point is highly cohesive, characterised by small scale
burial monuments, extensive green space and foliage,
and wide views of the uninterrupted sky. The area has
a softened character as the trees create a organic edge
between the cemetery and the skyline beyond. The
space has a tranquil and calm character that is a respite
from the city beyond. This is in keeping with its use as
a working cemetery and place of remembrance. The
townscape is sensitive to elements that undermine the
tranquil and removed character of the place.

The existing view is a ‘STRATEGIC’ view from the
cemetery towards the Opportunity Area as it is
identified as Local View LP5 within the RBKC ‘Building
Height in the Royal Borough SPD’. The view is
characterised by a open space, greenery, stone graves
and monuments, and wide views of the sky.

The townscape sensitivity is classified as HIGH.

The view contains the Kensal Green Cemetery
Conservation Area, the Kensal Green (All Souls)
Cemetery Registered Park and Garden (grade I), and
the boundary walls of Kensal Green Cemetery (grade II).
The cemetery is a Site of Metropolitan Importance for
Nature Conservation and has a unique character and
atmosphere with scrub and wooded areas, meadows,
untended overgrown areas and lawns that create an
important wildlife habitat for invertebrates, wild flower,
birds and a notable diversity of butterflies. Within this
landscape sit many moderatly scaled but finely detailed
monuments and buildings that are slowly decaying.
Although this romantic decay adds to the character of
the area many of the monuments and buildings are now
at serious risk of being damaged or becoming lost to
future generations. As a consequence, a large number
of listed buildings, monuments and Kensal Green
Cemetery itself are now included on Historic England’s
Heritage at Risk Register.” 1
Kensal Green Cemetery is one of the finest examples
of a cemetery laid out in the garden pleasure ground
style. It is a Grade I Registered Park and Garden, dates
from 1833 and includes a significant group of associated
structures in the Greek Revival Style and numerous
tombs, memorials and monuments of architectural and
historic interest Kensal Green Cemetery originally would
have been located in open countryside. Its setting is
now markedly different as urban London has enveloped
the site. As a result, there are relatively few parts of
the cemetery where the buildings beyond its perimeter
are not apparent.2 This is one of the few areas in the
cemetery where surrounding buildings are not visible.
1

Draft Kensal Green Cemetery Conservation Area Appraisal, RBKC, 2017, 6.

2

ibid.

Due to its strategic nature, the view sensitivity is
classified as VERY HIGH.

VIEW RECEPTORS
View receptors are:
•

Visitors to the cemetery

•

Local resident amenity space

It is a wide vista that is experienced sequentially as the
view receptors move through the cemetery paths and
spaces. While there is low frequency of view receptors,
the view receptor sensitivity is classified as HIGH.

VISUAL SENSITIVITY

There are a considerable number of important
views within the cemetery, due to the high number
of heritage assets and the interplay between them.
Much of the significance lies in their kinetic nature and
the experience passing through the different parts
of the cemetery. The views are constantly changing
throughout the site and this is part of its significance. 3
The view is taken from a highly formal and picturesque
point in the cemetery and is highly sensitive to
elements which detract from the open and rural
landscaped nature of the view. The view is highly
sensitive to elements which impact on the visual
relationship between the landscape and the sky, and the
proportional relationship between them.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
VERY HIGH.
3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021.

Image 1.3: K2 - Existing Panoramic View
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Kensal Canalside 24mm & 50mm Views
VIEW K2 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

V42C_D25035_24mm

MAGNITUDE OF EFFECTS
The Scenario 1 creates a wall of development at the
edge of the cemetery that abruptly rises behind and
above the trees. This has a stark urbanising effect that
changes the open and unbounded character of the
cemetery into an overlooked and contained space.
The overbearing nature of the massing would detract
from the tranquillity and remoteness of the cemetery.
Issues with extensive overlooking will impact on the
private and intimate nature expected within a working
cemetery. This impact would be much more prominent
in winter months, when there is less obscuration
from existing foliage and greater impact of lights from
windows which will impact the secluded atmosphere
of the place. The would be further potential impact of
overshadowing that would require testing.
The tall buildings and general height at the edge of the
cemetery are out of character with the soft, landscaped
nature of the place.
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The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

VISUAL IMPACT
MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Scenario 1 would create a wall of buildings along the
edge of the cemetery and block out the occasional
open views in between the trees. It completely alters
the setting of the cemetery and with it the defining
characteristics of this view. The buildings rise above the
trees and create a hard edge against skyline. The view
would be overly dominated by development and detract
from the serene and natural qualities of the cemetery.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is PROFOUND.

The modestly scaled tombs and monuments would be
overly dominated by the scale of the adjacent buildings,
making these elements more insignificant in the view
and detracting from their value in the landscape.
The magnitude of visual effect is considered VERY
HIGH.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

New development on the Kensal Canalside
Opportunity Area should respond to the scale of
the area character. The soft edge to the cemetery
is important to the quality of the space and the
proposed development should respond to this quality
by terminating below the top edge of the existing
boundary treeline. This will help retain some of the
existing character of the softened edge, which is
characteristic to the cemetery.

•

Taller buildings should be carefully considered and
detailed to sit away from the cemetery edge and to
limit the impacts of overlooking and overshadowing
the cemetery. Proportionally tall buildings should
appear no more than 2x the height of the buildings
in the foreground of the development as this will
negatively unbalance the view.

•

Following the above principles, a layered modulation
of buildings heights stepping away from the
cemetery edge would likely be a positive as it would
better related to the soft and organic edge character
that is currently present.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

VERY HIGH

Visual significance of effects

PROFOUND

Visual quality of effects

ADVERSE
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Kensal Canalside 24mm & 50mm Views
VIEW K2 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

V42C_D25035_24mm

MAGNITUDE OF EFFECTS
Scenario 2 creates a stark wall of development at the
edge of the cemetery topped by two high rise buildings.
The development will completely change the character
of the cemetery from an open and unbounded space
into a highly urban, overlooked and contained space.
The overbearing nature of the massing, and especially
the two towers all but eliminate the sense of tranquillity
and remoteness of the cemetery. Issues with extensive
overlooking will impact on the private and intimate
nature expected within a working cemetery. The impact
of lights from windows will also affect the secluded
atmosphere of the place. There would be further
potential impact of overshadowing that would require
testing.
The tall buildings and general height at the edge of the
cemetery are completely out of character with the soft,
landscaped nature of the place and both diminish the
existing value of the place.
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The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

VISUAL IMPACT
MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Scenario 2 would create a wall of buildings along the
edge of the cemetery and block out the occasional
open views in between the trees. It completely alters
the setting of the cemetery and with it the defining
characteristics of this view. The buildings rise above
the trees and create a hard edge against skyline. The
two towers will be omnipresent in this view, and
the development would have a destructive effect
on the serene and natural qualities of the cemetery
experienced in this view.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is PROFOUND.

The modestly scaled tombs and monuments would
be overly dominated by the scale of the adjacent
development, making these elements insignificant in the
view and detracting from their value in the landscape.
The magnitude of visual effect is considered VERY
HIGH.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

New development on the Kensal Canalside
Opportunity Area should respond to the scale of
the area character. The soft edge to the cemetery
is important to the quality of the space and the
proposed development should respond to this quality
by terminating below the top edge of the existing
boundary treeline. This will help retain some of the
existing character of the softened edge, which is
characteristic to the cemetery.

•

Taller buildings should be carefully considered and
detailed to sit away from the cemetery edge and to
limit the impacts of overlooking and overshadowing
the cemetery. Proportionally tall buildings should
appear no more than 2x the height of the buildings
in the foreground of the development as this will
negatively unbalance the view.

•

Following the above principles, a layered modulation
of buildings heights stepping away from the
cemetery edge would likely be a positive as it would
better related to the soft and organic edge character
that is currently present.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

VERY HIGH

Visual significance of effects

PROFOUND

Visual quality of effects

ADVERSE
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Kensal Canalside 24mm & 50mm Views
VIEW K2 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

V42C_D25035_24mm

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

Scenario 3 creates a wall of development at the edge of
the cemetery with one prominent taller building. The
development will affect the character of the cemetery
but to a less extent than Scenario 1 and 2. The effect of
change is more contextual to the scale of the cemetery,
although it will still transform from an open and
unbounded space into a somewhat urban, overlooked
and contained space. The impact of development will
be more prominent in winter months when the is less
screening by the foliage of trees.

The overall quality of effects is considered ADVERSE.

The Scenario 3 massing would create a hard visual
boundary to the cemetery. This is a significant change
to the character of the area which currently feels
open and unbounded. The views would be impacted
by development, however this is mitigated by the
majority of the development staying below the existing
treeline, which helps retain the quality of a soft edge
to the cemetery space. The tall elements are less
overdominating than in Scenario 1 & 2 as they function
as accents rather than creating a wall of towers.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is SIGNIFICANTMODERATE.
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The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

New development on the Kensal Canalside
Opportunity Area should respond to the scale of
the area character. The soft edge to the cemetery
is important to the quality of the space and the
proposed development should respond to this quality
by terminating below the top edge of the existing
boundary treeline. This will help retain some of the
existing character of the softened edge, which is
characteristic to the cemetery.

•

Taller buildings should be carefully considered and
detailed to sit away from the cemetery edge and to
limit the impacts of overlooking and overshadowing
the cemetery. Proportionally tall buildings should
appear no more than 2x the height of the buildings
in the foreground of the development as this will
negatively unbalance the view.

•

Following the above principles, a modulation of
buildings heights would likely be a positive as it
would better relate to the soft and modulation edge
character that is currently present.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

VERY HIGH

MAJOR

ADVERSE
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Kensal
4.3 VIEW K3 - SOUTHEAST FROM ENTRANCE TO ANGLICAN CHAPEL

Canalside 24mm & 50mm Views

ABOUT THE VIEW

THE VIEW POINT

The view is taken from the entrance of the Anglican
Chapel.
DIRECTION
East
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
Cemetery View 1b, SPD Views Study
View 38, Developer townscape evidence

Image 1.4: K3 - Existing View

48

V38_D24149_24mm

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

VISUAL SENSITIVITY

Kensal Green Cemetery is one of the finest examples
of a cemetery laid out in the garden pleasure ground
style. It is a Grade I Registered Park and Garden, dates
from 1833 and includes a significant group of associated
structures in the Greek Revival Style and numerous
tombs, memorials and monuments of architectural and
historic interest. Originally the cemetery would have
been located in open countryside. Its setting is now
markedly different as urban London has enveloped the
site. As a result, there are relatively few parts of the
cemetery where the buildings beyond its perimeter are
not apparent. 1

The landscape and townscape character of this view
point is highly cohesive, characterised by small scale
burial monuments, extensive green space and foliage,
and wide views of the uninterrupted sky. The character
of the area is formal due to the classical style of the
chapel and the axial paths. The area has a soft edge
character as the trees create a organic edge between
the cemetery and the skyline beyond. The space has a
tranquil and calm character that is a respite from the
city beyond. This is in keeping with its use as a working
cemetery and place of remembrance. The townscape
is sensitive to elements that undermine the tranquil
and removed character of the place and to elements
which would be prominently visible, overbearing and
detracting from the semi-open landscape character.

The view is a ‘STRATEGIC’ view from a higher order
place with the cemetery facing towards the Opportunity
Area as it is identified as Local View LP5 within the
RBKC ‘Building Height in the Royal Borough SPD’. The
view is characterised by a open space, greenery, spare
trees along the edge, stone graves and monuments,
and wide views of the sky. The skyline is punctuated by
large, delicately detailed monuments that project in the
foreground above the treeline. This adds a layered visual
quality to the view.

The Anglican Chapel is the architectural and visual focus
of the cemetery; the views to and from the Chapel
are amongst the most highly significant within the
cemetery.3 The view is taken from a pivotal place of
spatial and functional importance within the cemetery.
It is taken from a place of greater topographical height
which contributes to the sense of spatial significance.
From this position there are panoramic views and a
strong axial view along the eastern axis. The views to
the northern and south show the wider built context,
including some tall buildings to the south.

The view contains the Kensal Green Cemetery
Conservation Area, the Kensal Green (All Souls)
Cemetery Registered Park and Garden (grade I), and
a large number of listed structures & tombs within
the cemetery. The view originates from the Anglican
Chapel which is a highly significant feature in the formal
arrangement of the cemetery.

The townscape sensitivity is classified as HIGH.

View receptors are:
•

Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021.
Draft Kensal Green Cemetery Conservation Area Appraisal, RBKC, 2017, 15.

Visitors to the cemetery

It is a wide vista that is experienced both statically
when at the Anglican Chapel and kinetically as the view
receptors move through the cemetery paths and spaces.
While there is low frequency of view receptors, the view
receptor sensitivity is classified as HIGH.

More recently graves have been encroaching on the
Central Avenue which is lined (at right angles) with
recent small graves in front of older and grander
monuments. These modern monuments use different
materials and design and are seen in stark contrast
to the earlier nineteenth century ones. The Avenue
is dominated by a formal avenue of mature trees
which gives an enclosed feeling. The mausoleums and
monuments crowd the Avenue, creating a uniquely rich
ensemble.”2

2

Due to its strategic nature, the view sensitivity is
classified as VERY HIGH.

VIEW RECEPTORS

“The cemetery has an apparent and discernible central
axis which terminates with the Anglican Chapel and
winged colonnades (grade I). The initial section of
the Central Avenue is quite open with some informal
planting on the edge of the path. The southern side of
the avenue, at its western end, has a particularly fine
group of early neo-classical monuments including a
column, obelisks and sculpture.

1

From this view position the natural focal point is down
the axial path that is shown in the left-most side of this
image. The path is framed by trees and vegetation that
creates a sense of enclosure that is enhanced in summer
months.

There are a considerable number of important
views within the cemetery, due to the high number
of heritage assets and the interplay between them.
Much of the significance lies in their kinetic nature and
the experience passing through the different parts
of the cemetery. The views are constantly changing
throughout the site and this is part of its significance.4
The view is highly sensitive to elements which impact on
the visual relationship between the landscape and the
sky, and the balance of the view along the central axis of
the cemetery.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
VERY HIGH.
3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021.
4 ibid.

Image 1.5: K3 - Existing Panoramic View
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Kensal Canalside 24mm & 50mm Views
VIEW K3 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

V38_D24149_24mm

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing introduces a wall of
development in the backdrop to the cemetery. This
has a strongly urbanising effect to the cemetery and
detracts from its open landscape setting and its qualities
as place for remembrance. Parts of the development
will be screened from view by foliage of trees when
they area in leaf, however, the top of buildings and
towers will rise above the tree line and be continuously
present. Slightly lower development on the North Pole
site will be less visible in views as it is more hidden by
landscape elements and tombs.

The overall quality of effects is considered ADVERSE.

The Scenario 1 massing would create a wall of
development that would create a hard visual boundary
to the cemetery and create a dominant skyline feature.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.
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This is a significant change to the character of the view
which currently feels open and removed from the wider
city. The existing trees help to mitigate the impact of
the tallest buildings in this view but this should not be
the only remediating factor for building height. The
magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Height at the edge should be lower and respond to
the scale and character of the cemetery

•

Visually heights should remain below the tree line
where possible

•

Heights in second and third row behind the frontage
facing the cemetery should rise gradually into the
site and exposed stark contrasts of height should be
avoided

•

Taller buildings should be concentrated to the back of
the site and in the west so as to have a lesser vertical
presence in this view

•

Coalescence of taller buildings should be avoided

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

VERY HIGH

MAJOR

ADVERSE
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Kensal Canalside 24mm & 50mm Views
VIEW K3 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT
V38_D24149_24mm

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 massing creates a wall of development
that looms over the cemetery in the back. This has an
overwhelming urbanising effect on the cemetery and
significantly detracts from its open landscape setting
and its qualities as place for remembrance. The tallest
two towers will be screened in this particular view by
some trees but will be fully visible from other places.
Significant parts of the development will rise above the
tree line and be continuously present.

The Scenario 2 massing would create a wall of
development that would create a hard and abrupt
visual interface between the cemetery and the
Kensal Canalside Opportunity Area development. The
overwhelming massing looms over the existing treeline
in the background and is out of scale with the modestly
scaled gravestones and trees. The scale of development
will draw focus away from the central axis, undermine
the symmetric balance of the view, and will diminish the
significance of the tombs and plantings in the middle
and foreground.

The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECT
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The massing has a strong verticality which is in
contrast with the strong horizontality that is currently a
dominant feature of the landscape.
This is a significant change to the character of the view
which currently feels open and removed from the wider
city. The existing trees help to mitigate the impact of
the tallest buildings in this view but this should not be

the only remediating factor for considering the impact
of building height.
The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is PROFOUND.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Generally height should be reduced to be more
proportional and sensitive to the landscape character
of the cemetery.

•

Height at the edge should be lower and respond to
the scale and character of the cemetery

•

Visually heights should remain below the tree line
where possible

•

Heights in second and third row behind the frontage
facing the cemetery should rise gradually into the
site and exposed stark contrasts of height should be
avoided

TOWNSCAPE IMPACT

•

Taller buildings should be concentrated to the back of
the site and in the west so as to have a lesser vertical
presence in this view

Townscape sensitivity

•

Coalescence of taller buildings should be avoided

Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

VERY HIGH

Visual significance of effects

PROFOUND

Visual quality of effects

ADVERSE
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Kensal Canalside 24mm & 50mm Views
VIEW K3 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

V38_D24149_24mm

MAGNITUDE OF EFFECTS
Scenario 3 introduces massing that will occasionally
become visible in the background of the cemetery
above and in between trees. Development will
introduce a new urban context to the cemetery but to
a far lesser extent than Scenarios 1 and 2, and in largely
of a proportionate scale. The tallest building is screened
in this particular view by some trees but will be visible
from other places, and its impact on the coherence of
the cemetery’s character is damaging.
The impact of the development will be more prominent
in winter months, when there is less screening from
existing foliage and lights from windows will impact the
secluded atmosphere of the place.
The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
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townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

VISUAL IMPACT
MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

The Scenario 3 massing creates less impact than the
Scenario 1 & 2 massing as a large proportion of the
development is below the existing treeline, which helps
the cemetery to retain a softened edge with the skyline.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR.

The existing trees help to mitigate the impact of the
tallest buildings in this view but this should not be the
only remediating factor for considering that trees are
not necessarily permanent features and should not be
relied on solely to screen views.

QUALITY OF EFFECTS

The edge of the massing has a strong verticality which is
in contrast with the strong horizontality that is currently
a dominant feature of the landscape. The taller buildings
in this view contrast with the scale of the element in
the middle and foreground which will draw focus away
from the symmetric axial view and will diminish the
significance of the tombs and plantings in the middle
and foreground.
The magnitude of visual effect is considered HIGH.

The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Height at the edge should be lower and respond to
the scale and character of the cemetery

•

Visually heights should remain below the tree line
where possible

•

Heights in second and third row behind the frontage
facing the cemetery should rise gradually into the
site and exposed stark contrasts of height should be
avoided

•

Taller buildings should be concentrated to the back of
the site and in the west so as to have a lesser vertical
presence in this view

•

Coalescence of taller buildings should be avoided

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

VERY HIGH

MAJOR

ADVERSE
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4.4 VIEW K4 - SOUTH EAST TOWARDS DISSENTERS’ CHAPEL
ABOUT THE VIEW

THE VIEW POINT

This view is taken in the eastern section of the cemetery
looking east towards the Dissenters Chapel.
DIRECTION
South-east
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
Cemetery View 6, SPD Views Study
View 45, Developer townscape evidence

Image 1.6: K4 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

VISUAL SENSITIVITY

The Dissenters section of the cemetery was originally
laid out as a secondary element to the Anglican part of
the cemetery and as such the oval hard landscaping in
this element feels less formal. The Dissenters Chapel is a
Grade II* listed structure. Its setting has been impacted
upon by the urban development behind the cemetery.

From this view point, the surrounding townscape
is perceived all around this space and forms part
of an urban context and backdrop to this part of
the cemetery. Due to this, the character here is
less sensitive to urban development outside of its
boundaries. However development that is starkly out of
scale could detract from the open and calm character of
this place.

This is a ‘STRATEGIC’ view from a higher order place
within the cemetery that was originally conceived as a
viewing location and is identified as important within
the Draft Kensal Green Cemetery Conservation Area
Appraisal.

Whilst this is a formal view, deliberately considered
at the cemetery’s inception and has an architectural,
historical and aesthetic significance. This is weakened
by the lack of a green buffer along the cemetery’s edges
and the visibility of development outside the cemetery
of lesser coherence. It is sensitive to elements that are
significantly out of scale with the existing development
context and that detract from the defining visual
features of the central axis, the focus on Dissenter’s
Chapel and the formal arrangement of surrounding
gravestones.

“The small area designated for non-Anglican burials is
approximately oval in shape and was formerly made
prominent by a wider central axis path that terminated
with the neo-classical chapel with curved colonnades.
The overall character of this area is defined by its open
appearance that is enclosed on its north eastern and
southern sides with high brick walls with informal sparse
planting of shrubs and trees. An important feature of
this area is the numbers of large monuments that line
the main axis and the area to the front of the chapel.
The restoration of the chapel completed in 1997 has
improved the overall aspect of the area giving a more
cared-for appearance. Originally a sense of enclosure to
the central pathway was achieved by a line of mature
trees, but many were removed after storms in 1987
brought them down.”1
“Despite the large size of the cemetery there are
relatively few areas in which one is unaware of buildings
beyond its perimeter. Impact on views can be intrusive
and show that areas adjacent to the cemetery are
particularly sensitive to development, especially those
on a large scale. The Sainsbury’s superstore visually
intrudes into the Non-Conformists’ area and the setting
of the Dissenters’ Chapel has been impacted upon
by new development either side of the canal on the
eastern side of Ladbroke Grove. These buildings have
the unfortunate impact of looming over the chapel and
has resulted in its distinctive profile no longer being
seen against the skyline in many views.”2

The townscape sensitivity is classified as MEDIUM.

In the foreground, the view is characterised by a
more formal arrangement of surrounding gravestones
that lead the eye to the central, formal neo-classical
arrangement of the Dissenter’s Chapel. In the
background, the view is characterised by a piecemeal
ensemble of building styles that project above the
cemetery walls. This has significantly eroded the
setting of Dissenter’s Chapel and reduces its general
distinctiveness.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

This wide vista is experienced sequentially as the view
receptors move through the cemetery paths and spaces.
The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
•

Visitors to the cemetery

It is important to note that this view is not experienced
statically and has significance as a 360-degree view, in
common with all views in this designated landscape.3
While there is low frequency of view receptors, the view
receptor sensitivity is classified as HIGH.

1 Draft Kensal Green Cemetery Conservation Area Appraisal, RBKC, 2017,1415.
2

ibid., 32.

3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021.
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VIEW K4 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

From this view position the natural focal point is the
Dissenter’s Chapel, down the axial path framed by
tombs and monuments. The Scenario 1 massing would
create a wall of development on the righthand side
that would change the balance of the view. There is a
visual loss of openness as the massing would dominate
the view and dwarf the scale of the Dissenter’s Chapel
and gravestones. The scale of the massing would also
detract from the hierarchy of the axial view towards
chapel.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MAJOR.

Scenario 1 introduces large scale development at the
southern boundary of the cemetery and a tower that
dwarfs existing buildings in the area. The development
would expose the cemetery to excessive overlooking
and affect its sense of privacy that would be expected
from a working cemetery and place of respite and
remembrance.
There is little tree cover in this area of the cemetery,
which amplifies the magnitude of impact as there is
little mediation between the open foreground and the
significant massing in the background.
The massing has an overall vertical emphasis which is
out of character with the surrounding townscape that
has a primarily horizontal character.
There is a potential that the massing of adjacent
building could overshadow the cemetery and create a
sense of gloom and undue enclosure.
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The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

This is a significant change to the character of the
view which currently feels open and tranquil. While
the quality of the view and prominence of the chapel
has been weakened by modestly-scaled surrounding
development, the scale of the Scenario 1 impact
would be significantly greater and would dwarf the
view receptor in the space as well as the monuments
and chapel building. The magnitude of visual effect is
considered VERY HIGH.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The edge of development adjacent to the cemetery
should be reduced to respond to the modestly
scaled context and be in keeping with the context of
development evolving along the canal.

•

Higher buildings should be reduced in height to a
scale that is in keeping with the emerging context,
while ensuring that a moderately varied skyline is
maintained.

•

Tall buildings should be situated to the back of the
development to minimise the stark contrast and
avoid the overbearing of the foreground.

•

There are a number of undeveloped consents in
the vicinity, outside the Opportunity Area, so any
view assessments of the areas should address the
cumulative impacts of these consents.

TOWNSCAPE IMPACT

•

Trees should be planted along the development edge
to soften the edge between the cemetery and the
development.

Townscape sensitivity

•

Development should take into account that Kensal
Green (All Souls) Cemetery is a working cemetery
and the sense of tranquillity and place for quiet
remembrance is a highly significant quality of the
place; significant overlooking could negatively impact
on this quality of the space.

Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K4 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 introduces an even larger scale development
than Scenario 1 at the southern boundary of the
cemetery and a tower of similar height that dwarfs
existing buildings in the area. The development would
expose the cemetery to excessive overlooking and
affect its sense of privacy that would be expected
from a working cemetery and place of respite and
remembrance.
There is little tree cover in this area of the cemetery,
which further amplifies the magnitude of impact as
there is little mediation between the open foreground
and the highly urbanised background.
The massing has an overall vertical emphasis which is
out of character with the surrounding townscape that
has a primarily horizontal character.
There is a potential that the massing of adjacent
building could overshadow the cemetery and create a
sense of gloom and undue enclosure.
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The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

From this view position the natural focal point is the
Dissenter’s Chapel, down the axial path framed by
tombs and monuments. The Scenario 2 massing would
create a wall of development on the righthand side
that would change the balance of the view. There is a
visual loss of openness as the massing would dominate
the view and dwarf the scale of the Dissenter’s Chapel
and gravestones. The scale of the massing would also
detract from the hierarchy of the axial view towards
chapel.
This is a significant change to the character of the
view which currently feels open and tranquil. While
the quality of the view and prominence of the chapel
has been weakened by modestly-scaled surrounding
development, the scale of the Scenario 2 impact would
be significantly greater and would dwarf the view
receptor in the space as well as the monuments and
chapel building.

The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The edge of development adjacent to the cemetery
should be reduced to respond to the modestly
scaled context and be in keeping with the context of
development evolving along the canal.

•

Higher buildings should be reduced in height to a
scale that is in keeping with the emerging context,
while ensuring that a moderately varied skyline is
maintained.

•

Tall buildings should be situated to the back of the
development to minimise the stark contrast and
avoid the overbearing of the foreground.

•

There are a number of undeveloped consents in
the vicinity, outside the Opportunity Area, so any
view assessments of the areas should address the
cumulative impacts of these consents.

TOWNSCAPE IMPACT

•

Trees should be planted along the development edge
to soften the edge between the cemetery and the
development.

Townscape sensitivity

•

Development should take into account that Kensal
Green (All Souls) Cemetery is a working cemetery
and the sense of tranquillity and place for quiet
remembrance is a highly significant quality of the
place; significant overlooking could negatively impact
on this quality of the space.

Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K4 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 3 is similar to Scenario 1 in this view, with
the exception of the tower which is slightly reduced
in height. Nothwithstanding it introduces a large scale
development at the southern boundary of the cemetery
and a tower in short proximity to the cemetey that will
be dominating the area. The development would expose
the cemetery to excessive overlooking and affect its
sense of privacy that would be expected from a working
cemetery and place of respite and remembrance.
There is little tree cover in this area of the cemetery,
which further amplifies the magnitude of impact as
there is little mediation between the open foreground
and the highly urbanised background.
The massing has an overall vertical emphasis which is
out of character with the surrounding townscape that
has a primarily horizontal character.
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There is a potential that the massing of adjacent
building could overshadow the cemetery and create a
sense of gloom and undue enclosure . The magnitude of
effect on the townscape is VERY HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
the overall quality of effects is considered ADVERSE.

From this view position the natural focal point is the
Dissenter’s Chapel, down the axial path framed by
tombs and monuments. The Scenario 3 massing would
create a wall of development on the righthand side
that would change the balance of the view. There is a
visual loss of openness as the massing would dominate
the view and dwarf the scale of the Dissenter’s Chapel
and gravestones. The scale of the massing would also
detract from the hierarchy of the axial view towards
chapel.
This is a significant change to the character of the
view which currently feels open and tranquil. While
the quality of the view and prominence of the chapel
has been weakened by modestly-scaled surrounding
development, the scale of the Scenario 3 impact would
be significantly greater and would dwarf the view
receptor in the space as well as the monuments and
chapel building.

The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

The edge of development adjacent to the cemetery
should be reduced to respond to the modestly
scaled context and be in keeping with the context of
development evolving along the canal.

•

Higher buildings should be reduced in height to a
scale that is in keeping with the emerging context,
while ensuring that a moderately varied skyline is
maintained.

•

Tall buildings should be situated to the back of the
development to minimise the stark contrast and
avoid the overbearing of the foreground.

•

Trees should be planted along the development edge
to soften the edge between the cemetery and the
development.

Townscape sensitivity

•

Development should take into account that Kensal
Green (All Souls) Cemetery is a working cemetery
and the sense of tranquillity and place for quiet
remembrance is a highly significant quality of the
place; significant overlooking could negatively impact
on this quality of the space.

Townscape significance of
effects

•

There are a number of undeveloped consents in
the vicinity, outside the Opportunity Area, so any
view assessments of the areas should address the
cumulative impacts of these consents.

TOWNSCAPE IMPACT

Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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4.5 VIEW K5 - SCRUBS LANE BRIDGE, GRAND UNION CANAL
ABOUT THE VIEW

THE VIEW POINT

The view point is located on the Mitre Bridge on Scrubs
Lane. This view looks east along the canal towards the
Opportunity area.
DIRECTION
East
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 18, SPD Views Study

Image 1.7: K5 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

VISUAL SENSITIVITY

The view towards central London is an expansive view
over a wide and diverse townscape. It is an industrial
environment dominated by industrial estates, railway &
vehicular infrastructure, and bridges. The character of
the landscape is largely influenced by the Grand Union
Canal (Conservation Area) which is framed by a row of
trees. Glimpses of Kensal Green Cemetery are visible
to the left of the canal which is a positive feature of the
view.

The townscape visible in this view is fragmented,
however there are elements that contribute to its
overall cohesion as a semi-industrial panoramic view of
an urban landscape. There are no particular townscape
sensitivities in this view.

The view is ‘CHARACTERISTIC’ as it shows the overall
townscape character of the canal path and surrounding
townscape. The canal dominates the view. The left
of the view is framed by a small industrial facility,
with cemetery trees lining the boundary beyond. The
larger gasholder is to the centre of the view in the
middle distance has now been demolished, and with
it a distinct focal point in the view. The right side of
the view is framed by railway lines. Trellick Tower and
the BT Tower are visible on the wider London skyline.
St Charles Hospital water tower is visible above the
roofline of Old Oak Common Depot to the right of the
railway lines.1

This view is channelled along the canal and is well
enclosed on the left side by trees. The right-hand side is
less well enclosed by the railway land, and the towpath
is enclosed by a tall boundary wall. The gasholders (now
demolished) terminated the central part of the view,
and helped with legibility and orientation. This feature
is no longer present and legibility gains have been lost.
The silhouette of Trellick Tower is visible beyond them,
which still helps with orientation.2

The townscape sensitivity is classified as LOW.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

Due to its characteristic nature the view sensitivity is
classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

Passersby on foot

•

Passengers in cars and public transport

This wide panoramic view is experienced sequentially
as the view receptors move across the bridge. The view
receptor sensitivity is classified as LOW.

1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

2 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021
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VIEW K5 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 development rises central to the view
and creates a new focus and the impression of an
intense urban quarter that is situated in the vista along
the canal. Two distinct high points accentuate the
development. The development will enhance the local
townscape around this view by providing a destination
on the tow path, a sense of urbanity and overlooking
and also will result in greater activity levels on the tow
path.

The overall quality of effects is considered BENEFICIAL
as the development would create a new focal point in
the view. This will strengthen the role of the canal and
does not detract from the nature of the cemetery.

The Scenario 1 massing will create a new focal point in
the view and change the character of the view to one
that is more urbanised.

The magnitude of townscape effect is therefore
considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
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The development will have an urbanising effect and
will create a focal destination, which is welcomed as it
would help to contextualise the place and establish a
greater legibility for the wider area.

The development will sit prominently in the focal point
of the view, framed by the canal and trees, which will
help establish distinctiveness in the view.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered BENEFICIAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

There is an opportunity to create a greater level
of articulation of height at the western end of the
development to create a distinct landmark and focus
in this view

•

On the North Pole site, a taller building could help to
provide more overlooking and passive supervision to
the tow path and make it feel safer

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR

BENEFICIAL

Visual sensitivity

MEDIUM

Visual significance of effects

MODERATE

Visual quality of effects

BENEFICIAL
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VIEW K5 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 2 development rises central to the view
and creates a new focus. Two central towers rise to an
exceptionally tall height, and provide a sense of a place
of metropolitan significance, which is not matched by
the indicated development, and as such undermines
to some extent the legibility offered by this scenario.
The development will contribute to an enhancement
of the local townscape around this view by providing
a destination on the tow path, a sense of urbanity and
overlooking. It also will result in greater activity levels
on the tow path.

The overall quality of effects is considered BENEFICIAL
as the development would create a new focal point in
the view. This will strengthen the role of the canal and
does not detract from the nature of the cemetery.

The Scenario 2 massing will create a new focal point in
the view and change the character of the area to one
that is more urbanised.

The overall quality of effects is considered BENEFICIAL.

The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MINOR.
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The development will have an urbanising effect and
will create a focal destination, which is welcomed as it
would help to contextualise the place and establish a
greater legibility for the wider area.

The development will sit directly in the centre of the
view, framed by the canal and trees, which will help
establish a greater level of distinctiveness of this view.
The tallest buildings are rising above the treeline which
creates a dominant feature in the view and a welcome
focus at the end of the canal.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

There is an opportunity to more consciously
coordinate height on site and enhance the legibility
of the western end and entrance point into the area
from the approaching canal path with a dedicated
landmark

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR

BENEFICIAL

Visual sensitivity

LOW

Visual significance of effects

MODERATE

Visual quality of effects

BENEFICIAL
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VIEW K5 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The Scenario 3 development sits central to the view and
creates a new focus and the impression of a new urban
quarter that is situated in the vista along the canal. This
scenario is of lesser height than Scenarios 1 and 2 and
feels more proportionate to the place and its context.

The overall quality of effects is considered BENEFICIAL
as the development would create a new focal point in
the view. This will strengthen the role of the canal and
does not detract from the nature of the cemetery.

The Scenario 3 massing will create a new focal point in
the view and change the character of the area to one
that is more urbanised.

The overall quality of effects is considered BENEFICIAL.

Two taller high points provide new skyline accents. The
development will enhance the local townscape around
this view by providing a destination on the tow path, a
sense of urbanity and overlooking and also will result in
greater activity levels on the tow path.
The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR-NEGLIGIBLE.
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The development will have an urbanising effect and
will create a focal destination, which is welcomed as it
would help to contextualise the place and establish a
greater legibility for the wider area.

The development will sit directly in the centre of the
view, framed by the canal and trees, which will help
establish a greater level of distinctiveness in this view.
The Scenario 3 tall buildings are of lesser height than
in Scenarios 1 and 2 and make the silhouette of the
development less visually distinctive, and they also
detract less from the existing visual character.
The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE-MINOR.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

There is an opportunity to create a greater level
of articulation of height at the western end of the
development to create a distinct landmark and focus
in this view

•

On the North Pole site, a taller building could help to
provide more overlooking and passive supervision to
the tow path and make it feel safer

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR-NEGLIGIBLE

BENEFICIAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE-MINOR

BENEFICIAL
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4.6 VIEW K6 - LADBROKE GROVE / CANAL WAY JUNCTION
ABOUT THE VIEW

THE VIEW POINT

This view point is located on the eastern footway of
the roundabout which forms the existing junction of
Ladbroke Grove and Canal Way. The view looks west
along Canal Way towards Sainsbury’s supermarket.
DIRECTION
West
RANGE
Very Short
REFERENCES IN OTHER DOCUMENTATION:
View 1, SPD Views Study

Image 1.8: K6 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

VIEW RECEPTORS

The area’s character is fragmented and in a period of
significant transition, associated with its designation as
a GLA Opportunity Area (alongside Old Oak Park Royal
regeneration area beyond the borough boundary in
Hammersmith & Fulham). The character of the area is
shaped by the railway, canal, industrial infrastructure,
a Sainsbury’s supermarket and surface car parking,
recent office development on Ladbroke Grove and the
canal, residential developments from different periods
and at different scales, and areas of vacant land. The
area is situated between the mainline into Paddington
and the Grand Union Canal. Ladbroke Grove is the
principal thoroughfare and pedestrian route connecting
North Kensington and Kilburn. This place is the main
access point to the Opportunity Area development site.
Currently the area feels fragmented and lacks cohesion.
The context height of the area is between 3-6 storeys.

The existing townscape lacks coherence as it is
dominated by the out-of-town type supermarket
complex. Simultaneously, there are a number of high
quality elements in the townscape that would be
better appreciated if the townscape qualities were
transformed and repaired to better present these
elements. Ladbroke Grove is sensitive to development
that departs from its typical range of scales and heights.
There is an opportunity here to create a distinct new
entrance into the Opportunity Area and to enhance
legibility with a landmark.

The view is of ‘LIMITED’ quality as it looks over
a poor quality and fragmented townscape. The
central foreground is dominated by the roundabout
and substation. The view is framed on the left by
Kensal House (Grade II*), and Canalside House to the
right-hand side. The various bus stops on Canal Way are
visible in the middle ground, with the superstore and
petrol station set behind. The prominent central water
tower of St Charles Hospital (Grade II)can be seen on the
skyline.

View receptors are:

The townscape sensitivity is classified as MEDIUM.

The ‘out of town’ superstore format and extensive
surface car parking create a poor-quality existing view,
particularly the central element. This is the existing
main route into the site and is a hostile environment for
pedestrians. A substation and associated railing to the
north of Kensal House fail to create a strong edge.1
Due to its limited nature the view sensitivity is classified
as VERY LOW.

•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

This wide view is experienced sequentially as the view
receptors move through the space. The view receptor
sensitivity is classified as LOW.

VISUAL SENSITIVITY
The view is dominated by the vehicular road system
and cluttered by signage, fences, and parking facilities.
There are some aspects of visual interest, such as
Kensal House and St Charles Hospital, though these
are dominated by features that detract from the visual
coherence.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
LOW.

1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

Image 1.9: K6 - Existing Panoramic View
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VIEW K6 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 1 brings an abrupt change to the townscape
with development of significant height contrasting
with the existing height context. A tall tower rises over
Ladbroke Grove which is overwhelming and creates
an imbalance in the street scene. However, the layout
creates a defined entrance into the site and a more
positive definition of the street space.
The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The positive effects of landmarking the new develpment
and defining the street space are recognised, but they
do not compensate for the lack of proportion and
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impact on the local townscape. As such the overall
effect is considered NEUTRAL.

Scenario 1 massing will dominate the view, but also
create a defined urban form that overcomes the sense
of fragmentation and uncharacteristic openness. It
retains the view towards St. Charles Hospital.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered BENEFICIAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Keep heights at the corner and along Ladbroke
Grove contextual to existing development to avoid
overbearing the view along Ladbroke Grove with
major development that breaks its scale and broad
coherence.

•

If possible maintain the elevation of Canalside
House and retain the converted water tower as both
contribute to local distinctiveness

•

Retain the open view to St Charles Hospital Tower
from here, which may be blocked by development on
the eastern end of the North Pole site.

•

Define and enclose views into the development from
this location to guide and invite residents and visitors
into the site.

Townscape sensitivity

•

Position a new landmark building at the site entrance
so that it is visible from Ladbroke Grove but clearly
set back into the site to create distinctiveness and
enhance legibility of the main entrance to the new
quarter, whilst avoiding an overbearing relation with
existing development on Ladbroke Grove.

Townscape significance of
effects

TOWNSCAPE IMPACT

Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

LOW

MINOR

BENEFICIAL
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VIEW K6 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 brings an abrupt change to the townscape
with development of significant height contrasting
with the existing height context. A tall tower rises over
Ladbroke Grove (upward from this picture) which is
overwhelming and creates an imbalance in the street
scene. However, the layout creates a defined entrance
into the site and a more positive definition of the street
space.
The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The positive effects of landmarking the new develpment
and defining the street space are recognised, but they
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do not compensate for the lack of proportion and
impact on the local townscape. As such the overall
effect is considered NEUTRAL.

Scenario 2 massing will dominate the view, but also
create a defined urban form that overcomes the sense
of fragmentation and uncharacteristic openness. It
retains the view towards St. Charles Hospital.
The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered BENEFICIAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Keep heights at the corner and along Ladbroke
Grove contextual to existing development to avoid
overbearing the view along Ladbroke Grove with
major development that breaks its scale and broad
coherence.

•

If possible maintain the elevation of Canalside
House and retain the converted water tower as both
contribute to local distinctiveness

•

Retain the open view to St Charles Hospital Tower
from here, which may be blocked by development on
the eastern end of the North Pole site.

•

Define and enclose views into the development from
this location to guide and invite residents and visitors
into the site.

Townscape sensitivity

•

Position a new landmark building at the site entrance
so that it is visible from Ladbroke Grove but clearly
set back into the site to create distinctiveness and
enhance legibility of the main entrance to the new
quarter, whilst avoiding an overbearing relation with
existing development on Ladbroke Grove.

Townscape significance of
effects

TOWNSCAPE IMPACT

Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

LOW

MODERATE-MINOR

BENEFICIAL
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VIEW K6 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 3 has a slight reduced height compared to
Scenario’s 1 and 2 but still brings a strong change to the
townscape with development of significant height that
contrasts with the existing height context. A tall tower
rises over Ladbroke Grove which is overwhelming and
creates an imbalance in the street scene. However, the
layout creates a defined entrance into the site and a
more positive definition of the street space.
The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS

development frontage on Ladbroke Grove is more
proportionate and less damaging than in Scenarios 1
and 2.
As such the overall effect is considered BENEFICIAL.

Scenario 3 brings an abrupt change to the townscape
with development of significant height contrasting
with the existing height context. A tall tower rises over
Ladbroke Grove (upward from this picture) which is
creates a stark contrast of scale with other buildings
in the street scene, but this is of lesser extent than in
Scenario’s 1 and 2. Notwithstanding this, the layout
creates a defined entrance into the site and a more
positive definition of the street space.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is SIGNIFICANTMODERATE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MINOR.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The positive effects of landmarking the new develpment
and defining the street space are recognised. The

The overall quality of effects is considered BENEFICIAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Keep heights at the corner and along Ladbroke
Grove contextual to existing development to avoid
overbearing the view along Ladbroke Grove with
major development that breaks its scale and broad
coherence.

•

If possible maintain the elevation of Canalside
House and retain the converted water tower as both
contribute to local distinctiveness

•

Retain the open view to St Charles Hospital Tower
from here, which may be blocked by development on
the eastern end of the North Pole site.

•

Define and enclose views into the development from
this location to guide and invite residents and visitors
into the site.

Townscape sensitivity

•

Position a new landmark building at the site entrance
so that it is visible from Ladbroke Grove but clearly
set back into the site to create distinctiveness and
enhance legibility of the main entrance to the new
quarter, whilst avoiding an overbearing relation with
existing development on Ladbroke Grove.

Townscape significance of
effects

TOWNSCAPE IMPACT

Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

BENEFICIAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

LOW

MINOR

BENEFICIAL

79

4.7 VIEW K7 - GRAND UNION CANALPATH
ABOUT THE VIEW

THE VIEW POINT

The view point looks west along the Grand Union Canal
from the canalpath.
DIRECTION
West
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 27, SPD Views Study

Image 1.10: K7 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The Grand Union Canal townscape is enclosed on
the righthand side by fine grain rear of buildings
that flank the side of the canal, and give a fine grain
rhythm to the townscape. The lefthand side of the
canal is characterised by the towpath and the adjacent
converted warehouse and contemporary apartment
buildings. While these buildings are of a larger grain
than the rear townhouse they share a proportional
scale and material language. The canal itself is a valued
resource, providing a habitat for wildlife and the canal
and towpath are both valued amenity space for the
community.

While there is an eclectic mix of architectural styles
along the canal, the townscape remains moderately
consistent due to cohesive building heights and
rhythm of fenestration. The townscape is sensitive to
out of scale development appearing along the canal
frontage, but less sensitive to intrusion of proportionate
development over the roof scape.

The view is ‘CHARACTERISTIC’ as it shows the overall
townscape character of the canal path. The view is
relatively open and long-ranging centrally but bounded
on each side by built form. The canal is the focus
and gently curves to the point where it is obscured
from view. The towpath runs on the left-hand side of
the view, on the southern side of the canal, and the
northern side (offside) has terraces and their party
walls running up to the edge of the canal. Trees on the
right-hand side of the view, to the rear of the terrace
soften and green the view. On the left-hand side, larger
4-6 storey buildings are split into three distinct blocks.
The left-hand side of the view appears bulkier than the
right.1

The view is strongly directional and takes the eye to the
furthest point of the canal, towards the Opportunity
area. The built form on the left-hand side obscures
views of any townscape further away or to the rear. The
view is sensitive to incongruous development affecting
the small to medium grain of development along the
canal.

The townscape sensitivity is classified as LOW.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

Due to its characteristic nature and general coherence,
the view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

Passersby on foot

•

Passersby on bicycles

This framed view is experienced sequentially as the view
receptors move down the canalpath. The view receptor
sensitivity is classified as MEDIUM.

1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021
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VIEW K7 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing would not be visible from this
location; therefore there is NIL townscape impact.

The Scenario 1 massing would not be visible from this
location; therefore there is NIL visual impact.

SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL

83

VIEW K7 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing would not be visible from this
location; therefore there is NIL townscape impact.

The Scenario 2 massing would not be visible from this
location; therefore there is NIL visual impact.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL
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VIEW K7 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing would not be visible from this
location; therefore there is NIL townscape impact.

The Scenario 3 massing would not be visible from this
location; therefore there is NIL visual impact.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL
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4.8 VIEW K8 - KENSAL HOUSE FROM LADBROKE GROVE
ABOUT THE VIEW

THE VIEW POINT

The view is from the pavement on the western side
of Ladbroke Grove, north of the bridge looking west
towards Kensal House.
DIRECTION
North-west
RANGE
Very Short
REFERENCES IN OTHER DOCUMENTATION:
From opposite Kensal House marginally north of view 3,
SPD views study variation

Image 1.11: K8 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VIEW RECEPTORS

The area is characterised by differing styles and date
of buildings, moderate definition of the street, relative
coherence of building height and a good sense of
enclosure along the street front. The land rises up to the
canal bridge.

The townscape value of this view shows variation within
a common range of scales and heights of buildings,
which creates a sense of continuity and balance along
the street. It is a robust area capable of absorbing some
change, but there is a risk that development could
overwhelm the area and also could detract from Kensal
House and its role as a local landmark.

This is a ‘CHARACTERISTIC’ view which encompasses
a distinctive set piece architectural element. In the
foreground is Kensal House, two neat parallel blocks,
the west one L-shaped with the larger (north-south)
arm gently curved. Both blocks’ northern edges are
closest in proximity to Ladbroke Grove. A series of
street trees on the western pavement run north.
From the foreground of the viewpoint, an attractive
garden belonging to Kensal House sits in front (east)
of the more easterly block, which screens the lower
ground and ground floors of the building. Street trees
line this western edge of Ladbroke Grove. No building
or structures are visible to the rear of Kensal House,
however, Canalside House is visible in long views
when looking north along Ladbroke Grove from the
viewpoint.1

View receptors are:

The townscape is in a period of significant transition,
associated with its designation as a GLA Opportunity
Area. The view is up Ladbroke Grove and characterised
by a mix of residential and commercial buildings from
different periods and at different scales.
Left in the view is Kensal House (grade II*), the first
modernist housing estate built in 1937 in the UK to
house working-class flats. The structure is prominent
due to its clean modernist architectural language
and forms which make an architectural set piece and
landmark in its own right. Its location just next to the
railway bridge marks the entrance to this area from the
south.

The townscape sensitivity is classified as MEDIUM.

Due to its characteristic nature and general coherence,
the view sensitivity is classified as MEDIUM.
1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

This focal view is experienced both statically for its
unique architectural and townscape contribution
(as demonstrated in the photograph) and as part of
sequentially views experienced by passersbys. The view
is experienced in greater frequency due to it being
directly in front of the zebra crossing.
The view receptor sensitivity is classified as MEDIUM.

VISUAL SENSITIVITY
There is an appreciation of the curve of the building
from the viewpoint, and its white stucco coating stands
out against a clear sky, as does the simplicity of the
form and the uniform, regular pattern of openings.
The flat roof of Kensal House is a clear termination of
the building.2 Kensal House is sensitive to overbearing
development that detracts from an appreciation of the
clean modernist lines and the relation of the ensemble’s
parts with one another. Mature tree planting obscures
the roof scape and could mitigate to an extent the
impact of potential taller development to the rear of
Kensal House onto the setting of this listed building.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

2 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

Image 1.12: K8 - Existing Panoramic View
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VIEW K8 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The massing of Scenario 1 creates a strong sense of
enclosure along the streetfront along Ladbroke Grove.
Two towers rise starkly up behind Kensal House,
marking the entrance into the Opportunity Area, but
also contrasting with the listed building. This impact is
partly concealed by mature trees in front on the street.

The quality of effect is considered NEUTRAL, as it helps
to repair the fragmented frontage on Ladbroke Grove,
landmark the new place at the Opportunity Site, whilst
also detract from the setting of Kensal House.

The Scenario 1 massing appears very prominently over
the roofline and creates a strong focus that detracts
from Kensal House and its composition. This is partially
mitigated by the mature street trees.

The relative consistency of scale between Kensal House
and the Scenario 1 corner plot massing is welcomed as
it creates a more coherent edge to the street.
Development over the roofline of Kensal House affects
the setting of this listed building and detract from its
role as a local landmark. The magnitude of effect on the
townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MODERATE.
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Visually the massing of Scenario 1 impacts on the clean,
modernist roofline of Kensal House.
The magnitude of visual effect is considered
MEDIUM-HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Heights of development visible along Ladbroke
Grove should be contextual to existing development
to avoid appearing and undermining the broad
coherence and scale of this street space.

•

Tall buildings in the eastern cluster should carefully
model and test their impact on the setting of Kensal
House. If visible above the roofscape their height will
need to be proportionate, and development should
avoid being overwhelming or significantly detracting
from the listed building and its compositional
elements.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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VIEW K8 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The massing of Scenario 2 seemingly doubles the
height of Kensal House and introduce two tall buildings
of significant bulk that rise up behind Grade II*
listed Kensal House. Whilst the development will be
associated with the Opportunity Area and its visibility
helps wayfinding, its mass is such that it diminishes
the integrity of development along Ladbroke Grove
and significantly detracts from Kensal House and
undermines its setting.

The quality of effect is considered ADVERSE due
to its adverse and undermining impact on the local
townscape and Kensal House.

Scenario 2 massing appears very prominently over the
roofline as a bulky mass that and creates a strong focus
that greatly diminishes and detracts from Kensal House
and its composition. This is only partially mitigated by
mature street trees.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is SIGNIFICANTMODERATE.

Visually the massing of Scenario 2 impacts on the clean,
modernist roofline of Kensal House and dominates and
belittles all other elements in the view.
The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Heights of development visible along Ladbroke
Grove should be contextual to existing development
to avoid appearing and undermining the broad
coherence and scale of this street space.

•

Tall buildings in the eastern cluster should carefully
model and test their impact on the setting of Kensal
House. If visible above the roofscape their height will
need to be proportionate, and development should
avoid being overwhelming or significantly detracting
from the listed building and its compositional
elements.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MAJOR-MODERATE

ADVERSE
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VIEW K8 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

MAGNITUDE OF EFFECTS

The massing of Scenario 3 creates a strong sense of
enclosure along the streetfront along Ladbroke Grove.

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

The Scenario 3 massing appears very prominently over
the roofline and creates a strong focus that detracts
from Kensal House and its composition. This is partially
mitigated by the mature street trees.

QUALITY OF EFFECTS

Visually the massing of Scenario 1 impacts on the clean,
modernist roofline of Kensal House.

Two towers rise up behind Kensal House, marking the
entrance into the Opportunity Area, but also contrasting
with the listed building. Their height and impact is less
than that of scenarios 1 and 2, and it is partly concealed
by mature trees in front of the building, but more in
keeping with the context than Scenario 1 & 2.
The relative consistency of scale between Kensal House
and the Scenario 3 corner plot massing is welcomed as
it creates a more coherent edge to the street.
Development over the roofline of Kensal House affects
the setting of this listed building and detract from its
role as a local landmark.
The magnitude of effect on the townscape is MEDIUM.
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The quality of effect is considered NEUTRAL, as it helps
to repair the fragmented frontage on Ladbroke Grove,
landmark the new place at the Oportunity Site, whilst
also detract from the setting of Kensal House.

The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Heights of development visible along Ladbroke
Grove should be contextual to existing development
to avoid appearing and undermining the broad
coherence and scale of this street space.

•

Tall buildings in the eastern cluster should carefully
model and test their impact on the setting of Kensal
House. If visible above the roofscape their height will
need to be proportionate, and development should
avoid being overwhelming or significantly detracting
from the listed building and its compositional
elements.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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4.9 VIEW K9 - BARLBY PRIMARY SCHOOL
ABOUT THE VIEW

THE VIEW POINT

This view point is located on the southern footpath of
Barlby Road looking towards the entrance to the North
Pole Depot element of the Kensal Canalside Opportunity
Area.
DIRECTION
West
RANGE
Very Short
REFERENCES IN OTHER DOCUMENTATION:
View 5, SPD Views Study

Image 1.13: K9 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The area’s character is fragmented and in a period of
significant transition, associated with its designation as
a GLA Opportunity Area.

The townscape lacks cohesion and would benefit
from elements which contribute to greater coherence
and street definition. The terrace itself is sensitive
to development that looms over the roofscape and
belittles its presence.

This view is ‘CHARACTERISTIC’ of the fragmented
character of historic terrace buildings currently
juxtaposed with the brownfield nature of the Kensal
Canalside Opportunity Area site. It shows the entrance
to the Kensal Canalside Opportunity Area along Barlby
Road. The 3-storey terrace is orientated towards the
site and opens up views through to the Kensal Canalside
Opportunity Area. The overgrown, fenced off area is
part of the Kensal Canalside Opportunity Area.

The view shows a juxtaposition of the formal and
framed arrangement of the terrace buildings on the
right and mature street trees in contrast to the informal
and overgrown aspects of the brownfield site in the
background.

The 3-storey terrace is not a designated heritage asset.
However, it is an intrinsic part of the character of Barlby
Road. The skewed position of the terrace helps funnel
views towards the Kensal Canalside Opportunity Area.
Barlby Street is much more fragmented in character
and has poor definition, lacks enclosure, and feels
fragmented. Mature street trees soften the townscape
and contribute to a minimal sense of cohesion.

The townscape sensitivity to change is classified as
LOW.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

Due to its characteristic nature and general coherence,
the view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

This is a kinetic view that is experienced sequentially as
receptors move through the space. The view receptor
sensitivity is classified as LOW-MEDIUM.
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VIEW K9 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE MAGNITUDE OF EFFECTS

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 1 introduces new residential development of
significant scale that is uncontextual to the scale and
form of this terrace. It establishes a new place with its
own character that can be gleamed in the background
through the existing trees passed the terrace. The scale
will draw the eye into the site and help with wayfinding.

The Scenario 1 massing would project over the
western end of the roofline of the terrace buildings
but the impact is considered proportionate and not
overwhelming. The development urbanises the view
and create a sense of continuity and activity in the back.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
QUALITY OF EFFECTS
The development is out of context with the terrace,
but more broadly will contribute to the animation and
better definition of the area. As such the overall quality
of effects is considered NEUTRAL.
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The magnitude of visual effect is considered
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered BENEFICIAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Development on either side of the railway should
not have an overbearing impact on the existing
properties on Barlby Road. Heights should be
moderated to avoid a sense of ‘looming’ over the
3-storey properties in this view.

•

Development should avoid overshadowing and
excessive overlooking onto existing housing or their
amenity spaces.

•

Developments at this site should be of contextual to
the height of the terrace and existing trees.

TOWNSCAPE IMPACT

•

The alignment of new development should help draw
people into the site and assist with legibility.

Townscape sensitivity

•

Development along Barlby Road itself could help sew
the new townscape into to the existing urban fabric.

•

New buildings along Barlby Road should follow the
alignment of the existing structures.

Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE-MINOR

BENEFICIAL
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VIEW K9 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 introduces new residential development
of significant scale that starkly rises above the low
rise terrace. It establishes a new place with its own
character that can be gleamed in the background
through the existing trees. Situated away from the
street and with its height the development feels
uncontextual. The scale will draw the eye into the site
and help with wayfinding.

The Scenario 2 massing would project significantly
over the western end of the roofline of the terrace
buildings. The scale of the tall buildings over the terrace
will dominate the view and appear unbalanced. The
verticality of the taller buildings will be in contrast with
the horizontally of the existing view.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE as
the development is overwhelming the smaller scale of
the terrace.
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The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is SIGNIFICANT -MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Development on either side of the railway should
not have an overbearing impact on the existing
properties on Barlby Road. Heights should be
moderated to avoid a sense of ‘looming’ over the
3-storey properties in this view.

•

Development should avoid overshadowing and
excessive overlooking onto existing housing or their
amenity spaces.

•

Developments at this site should be of contextual to
the height of the terrace and existing trees.

TOWNSCAPE IMPACT

•

The alignment of new development should help draw
people into the site and assist with legibility.

Townscape sensitivity

•

Development along Barlby Road itself could help sew
the new townscape into to the existing urban fabric.

•

New buildings along Barlby Road should follow the
alignment of the existing structures.

Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MODERATE-MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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VIEW K9 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The townscape in this area can absorb change and
Scenario 3 massing is appropriately proportioned to
avoid over-dominating the townscape. The massing
will draw the eye into the site which could help to
contribute to an understanding and sense of the place.

The Scenario 3 massing would project a slight bit over
the western end of the roofline of the terrace building
but it does little to effect the integrity of the setting of
the terrace.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The development responds appropriately to the terrace
and more broadly will contribute to the animation and
better definition of the area.
As such the overall quality of effects is considered
BENEFICIAL.
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The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered BENEFICIAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Development on either side of the railway should
not have an overbearing impact on the existing
properties on Barlby Road. Heights should be
moderated to avoid a sense of ‘looming’ over the
3-storey properties in this view.

•

Development should avoid overshadowing and
excessive overlooking onto existing housing or their
amenity spaces.

•

Developments at this site should be of contextual to
the height of the terrace and existing trees.

TOWNSCAPE IMPACT

•

The alignment of new development should help draw
people into the site and assist with legibility.

Townscape sensitivity

•

Development along Barlby Road itself could help sew
the new townscape into to the existing urban fabric.

•

New buildings along Barlby Road should follow the
alignment of the existing structures.

Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR-NEGLIGIBLE

BENEFICIAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

BENEFICIAL
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4.10 VIEW K10 - BARLBY ROAD / EXMOOR STREET JUNCTION
ABOUT THE VIEW

THE VIEW POINT

The view is looking north from the junction between
Barlby Road and Exmoor Street, towards a Barlby
Gardens.
DIRECTION
West
RANGE
Very Short
REFERENCES IN OTHER DOCUMENTATION:
View 6, SPD Views Study

Image 1.14: K10 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTERISTICS

VISUAL SENSITIVITY

The view is of the coherent 2 storey terraces of the
Cottage Estate which “were designed by London County
Council architect, A. S. Soutar under superintending
architect, Topsham Forrest for the Royal Borough of
Kensington and built between 1919-1926. This charming
and important area has a very distinct character of its
own and has been extremely well conserved.

The terraces are arranged around a small, wellmaintained open space. The townscape is consistent.
The building line is regular, and the frontages are almost
continuous, and the roofline is consistent and unbroken.
This creates a strong sense of enclosure around Barlby
Gardens. This is enhanced by the coherent building form
and style.

This estate was built on St Quintin’s land following
the First World War when many areas of London had
become insalubrious, overcrowded slums and the
government had realised that private house builders
would not be able to fulfill the housing needs of the
ever increasing population at affordable rents.”1

Excessive height and bulk to the rear of the
conservation area could have an undesirable effect on
the well defined and coherent building ensemble, harm
its character and detract from the domestic scale.

This view is ‘DISTINCTIVE’, as it is taken from an
important view with the Conservation Area. The main
element in the view is the two storey homes of Barlby
Gardens – a close set around an attractive triangular
public garden in the foreground. Formerly the gas
holders, that are now demolished, were visible in the
distance, above the terraced roofline and trees which
defined the skyline and provide a domestic small-scale
residential context.3

The view shows a highly cohesive, fine grain townscape
view that is characterised by low-rise residential and
extensive greenery. The view is sensitive to elements
the detract from the visual cohesion especially of the
coherent roofscapes with regular chimney stacks,
and is particularly sensitive in winter when there
less obscuration by the trees. The view has a strong
horizontal emphasis shaped by the fine grain, low level
terraces and the expanse of open green space.

Due to its distinctive nature, the view sensitivity is
classified as HIGH.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The townscape sensitivity is classified as MEDIUM.

VIEW RECEPTORS

The fine grain residential units overlook a communal
green space, imbuing the townspace with domestic
quality.

View receptors are:
•

Passersby on foot

This estate is “an important early council estate of good
quality houses and flats with modern sanitation and
front and back gardens for every dwelling. The gardens
and the cottage design of the estate were inspired by
the garden city movement which advocated village-like
development with individual gardens in which people
could grow flowers and vegetables.”2

•

Passersby on bicycles

•

Passersby in vehicles

1

ibid., 26.

2

ibid., 26.

The townscape view is experienced sequentially by
view receptors passing into the space and along Exmoor
Street.
The view receptor sensitivity is classified as HIGH.
3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

Image 1.15: K10 - Existing Panoramic View
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VIEW K10 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

The appearance of development behind the set piece
buildings would fundamentally change the residential
character of the townscape. The massing of Scenario
1 would overwhelm the modest terraces by placing
them in the foreground of a wider, intensely urbanised
context.

Scenario 1 would deliver a number of taller buildings
looming the ridge line of the houses, create a jaggered
skyline and over-dominate the domestic scale housing.
The towers contrast with the distinctive horizontality of
the buildings and their roofline, detract from the rhythm
of chimney stacks and undermine the visual cohesion of
the scheme.

The development will detract from the visual
characteristics of the view and the overall quality of
effects is considered ADVERSE.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The development would negatively impact the overall
cohesion of the view and townscape and for this reason
is considered ADVERSE.
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Development on the North Pole depot site contributes
to visibility over the rooftops, whilst development on
Kensal Canalside has a far greater impact on this view.
The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MAJOR-MODERATE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Given the low scale of buildings in close proximity,
the tall buildings on the Kensal site will be visible.

•

Development should be layered with a lower, visible
height on the depot site creating a middle ground to
mediate the perceived dominance of taller buildings.

•

Reducing the height and quantity of tall buildings on
the Kensal site would be preferable

•

Height should be clustered on the western side of
the depot site so taller buildings are not in close
proximity.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW K10 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The appearance of significant development behind the
set piece buildings would fundamentally change the
residential character of the townscape. The massing of
Scenario 2 would completely overwhelm the townscape
and detract from the domestic scale of the housing and
open space.

Scenario 2 would deliver a row of very tall buildings
that stand like watchmen and loom over the small scale
terraced housing. They create a jaggered skyline and
will have an total overbearing effect on the domestic
scale housing. The towers contrast with the distinctive
horizontality of the buildings and their roofline, detract
from the rhythm of chimney stacks and harm the visual
cohesion of the scheme.

The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The development would negatively impact the overall
cohesion of townscape and for this reason is considered
ADVERSE.
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Smaller high points on the Depot site by themselves
create an unwanted focus above the roofscape that
detract from the ensemble.
Existing trees in the open space mitigate some of this
impact when they are in leaf.
The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 2 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Given the low scale of buildings in close proximity,
the tall buildings on the Kensal site will be visible.

•

Development should be layered with a lower, visible
height on the depot site creating a middle ground to
mediate the perceived dominance of taller buildings.

•

Development should not ‘loom’ over the roofline
of this well-preserved piece of city. Development
should respond to the strong horizontality of the
existing view and townscape so to not detract from
this strong visual character of the area.

•

Height should be clustered on the western side of
the depot site so taller buildings are not in close
proximity.

•

Due to the proximity of the Kensal Canalside
Opportunity Area to the existing residences, care
should be taken to avoid overshadowing and
overlooking, which will require further testing.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K10 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

Scenario 3 is more moderate in scale than Scenarios
1 and 2, nevertheless a number of smaller towers
appear over the roofscape of the modest terrace of
houses. Heights are more proportional in scale and the
development does not loom over or detract from the
ensemble of domestic scale housing, but complements
the village like character and situates it within the wider
urban context.

While the visibility of the massing above the ridgeline
affects the set piece character of the area, it responds
more appropriately to the distinctive horizontality
of the roofline than in Scenario 1 & 2. The massing is
less overbearing and does not detract as much from
the visual cohesion of the entire scene. As it is less
over-dominating and visually contrasting, the focus
of the view is retained on the central, internal green
space. The gentle modulation of the massing, while
retaining an overall horizontally, could successfully
add a backdrop to the existing, clean ridgeline while
minimising the negative impact on the view.

The overall quality of effects is considered NEUTRAL.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE-MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Slight variation to the skyline is welcome to avoid
competing with the strongly defined, and regular
roof line of the existing buildings in the foreground.

•

Development should be layered with a lower, visible
height on the depot site creating a middle ground to
mediate the perceived dominance of taller buildings.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE-MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE

NEUTRAL
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4.11 VIEW K11 - ST MARKS ROAD
ABOUT THE VIEW

THE VIEW POINT

The view point is located on St Marks Road, adjacent to
the tennis courts at Kensington Memorial Park. It looks
north along St Marks Road towards Kensal Canalside
Opportunity Area. The view of the Opportunity area
changes considerably between the seasons – in winter
the site is far more visible than in summer due to
canopy cover.
DIRECTION
North-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 8, SPD Views Study

K11 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

“The designers of the St. Quintin Estate took care to
incorporate space in the street layout. As a result, road
widths, gaps, return frontages, backlands and gardens
combine to create a distinctive open character for the
area and not only has this resulted in green spaces but it
has produced a pleasant ‘suburban’ enclave to this part
of North Kensington.

As stated above the residential scale and character
of development is low rise and domestic in scale.
Tall development that looms over the area may be
detracting from this character.

This view is ‘CHARACTERISTIC’. The mature street
trees which line St Marks Road dominate this view,
framing it on both the left and right sides. On the left,
beyond the trees, are tennis courts. On the right-hand
side are 3-storey residential buildings.3

The view is of a highly cohesive townscape, dominated
by greenery, low-level buildings, and sky. The wide
and long views are sensitive to elements which detract
from the cohesion of the area. This view is particularly
sensitive in winter when there less obscuration by the
trees.

The townscape sensitivity is classified as MEDIUM.

Green space also plays an important role in providing
the setting to buildings in the conservation area. Most
of the houses have back gardens and many have front
gardens as well, but there are other green spaces dotted
through the area that also contribute greenery, natural
habitats and openness as well as helping to maintain air
quality.

Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

VIEW RECEPTORS

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

View receptors are:

Kensington Memorial Park is the largest green space
and contains sports pitches, tennis courts, flower
gardens and a children’s playground. The park can be
seen from St Mark’s Road. It is a large square plot of
land with a central path bordered with trees running
north-south and trees growing around the boundary.”1

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

•

Users of the park and leisure facilities

The wide townscape view is experienced sequentially
by view receptors passing through the space. The view
receptor sensitivity is classified as LOW.
3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

St. Mark’s Road delineates a transitional point from
a leafy suburban character to the west and the more
heavily built up urban form and atmosphere to the east.
The area is composed of “mainly residential houses
from the mid Victorian period to the present day.
Before this the area was largely devoted to agriculture
and then industry associated with the Grand Union
Canal to the north; this and the fact that it was far from
the centre of London meant the land was cheaper and
was developed more slowly.” “The red-brick terraces of
the St Quintin Estate are homogenous in character with
limited number of design patterns.”2
The townscape is moderately coherent and comprised
of low-medium rise and fine grain buildings. Existing tall
buildings to the west of this view point (not in view) can
be seen in the distance over the park contextualising
this area in its wider urban landscape.

1

Oxford Gardens - St Quintin Conservation Area Appraisal, RBKC, 2021, 50.

2

ibid.,5.

Image 1.16: K11 - Existing Panoramic View
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VIEW K11 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The townscape is moderately coherent and comprised
of low-medium rise and fine grain buildings. Existing tall
buildings to the west of this view point (not in view) can
be seen in the distance over the park contextualising
this area in its wider urban context.

The overall quality of effects is considered NEUTRAL.

The massing of Scenario 1 can be seen above the
existing roof line of the conservation area in the
background and at the end of St. Mark’s Road, however
the massing is not over-dominating and the magnitude
of effect would be minimal due to the distance of the
development and the obscuration by existing foliage,
tree trunks, and buildings. The greater height on the
eastern end of the development is obscured by existing
buildings.

Scenario 1 massing would barely be visible and blend
into the townscape, due to its lower height at the
western end, the distance from the development
site, the existing tree cover, and screening by existing
development.

The magnitude of visual effect is considered LOW.

The magnitude of effect on the townscape is LOW.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.

QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Avoid the clustering of taller buildings in the focus of
the vista along St. Marks Street.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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VIEW K11 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

The buildings in the west of Scenario 2 rise above
the roofscape of the low rise housing in this view
across the park and establishes a new urban backdrop
not uncommon for views across the metropolitan
landscape. Development in the vista of St. Marks Road
however rises manyfold above the modest height in
the foreground, creating a very dominant mass in the
sky that feels overbearing and will detract from the
local character. Trees along the street partly screen this
impact when in leaf. However the tallest building rises
even above mature trees and will be omnipresent over
this low rise quarter.

The overall quality of effects is considered ADVERSE.

The massing of Scenario 2 can be seen above the
existing roof line of the low-level housing and above the
trees in the centre of the street and above the housing
on the eastern side of the street. The massing will create
an uncharacteristic concentration of building mass in
the sky and affect the domestic and neighbourhood feel
and quality of this view.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is SIGNIFICANTMODERATE.
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The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Avoid stark clustering of taller buildings in focus of
street that closes the view.

•

Modulation of heights on depot site to avoid
monotonous appearance of a wall of massing.

•

Gaps between tall buildings should allow for
glimpses of the sky at the end of the street and avoid
coalescence

•

Height of towers should be proportionate to the
height in the foreground.

•

Towers should be concentrated in the east of the site
out of view.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW K11 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

MAGNITUDE OF EFFECTS

The impact of Scenario on the townscape is lower than
in Scenarios 1 and 2. Development in the west of the
Depot site barely shows over the roofscape of the low
rise housing seen over the park and their impact is
negligible. Whilst height is greater in the vista along St.
Marks Road, it remains proportional to the contextual
height of the area and does not over dominate the view
or is visible above the tree line. The impact of Scenario
on the townscape is lower than in Scenarios’ 1 and 2.
Development in the west of the Depot site barely shows
over the roofscape of the low rise housing seen over
the park and their impact is negligible. Whilst height
is greater in the vista along St. Marks Road, it remains
proportional to the contextual height of the area and
does not over dominate the view or is visible above the
tree line.

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR.

The massing of Scenario 3 can be seen above the
existing roof line of the conservation area, however they
are not over-dominating and the visual impact would
be minimal due to its distance, lower height and the
obscuration by existing foliage and tree trunks.

The magnitude of effect on the townscape is LOW.
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QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Avoid stark clustering in focus of street that closes
the view.

•

Gaps between tall buildings should allow for glimpses
of the sky at the end of the street

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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4.12 VIEW K12 - DALGARNO GARDENS / BRACEWELL ROAD JUNCTION
ABOUT THE VIEW

THE VIEW POINT

The view is located on the southern footpath of
Dalgarno Gardens, opposite the entrance to Little
Wormwood Scrubs, looking north east towards the
Kensal Canalside Opportunity Area.
DIRECTION
North-east
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 14, SPD Views Study

Image 1.17: K12 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VIEW RECEPTORS

The area is characterised by the strong built line of
terraces to the south of Dalgarno Gardens, which
is contrasted with the soft edge Little Wormwood
Scrubs, a valuable green, open amenity space for the
local community. Little Wormwood Scrubs is a natural
landscape which opens up in the centre and provides
open views to Sutton Housing estate to the east and
wooded edge to the north.

The character of the area is sensitive to development
that is overbearing and detracts from the existing low
to mid rise character and the openness of the open
space. However, the development on the North Pole
site can have a presence on this space, and there is an
opportunity for a modest taller building to the north of
the park that could act as a wayfinding device, mark the
entrance into the southern OA, enhance legibility and
provide overlooking and definition to the open space.

The view is ‘CHARACTERISTIC’ of the highly cohesive
townscape and landscape character of the residential
areas to the south of the Kensal Canalside Opportunity
Area site. The central part of the view is dominated
by a relatively open view diagonally north-north-east
across Little Wormwood Scrubs. In the foreground,
mature trees within Little Wormwood Scrubs create a
linear view which runs easterly along Dalgarno Gardens,
with the western edge of Sutton Estate visible in the
distance. A matching alignment on the left-hand side
of the view with a terrace comprising 7 properties.
The view to the north is open. The view is experienced
kinetically, with people moving along Dalgarno Gardens
or into the open space, and take in the panoramic view
of open space and its modest enclosure. The land gently
rises towards the north.2

View receptors are:

The townscape follows the traditional pattern of park
edge development. Victorian redbrick terraces run along
the southern and eastern edge of Little Wormwood
Scrubs. They form a coherent environment shaped by
the continuous, horizontal building line which creates a
sense of enclosure and framing the open space.

The view towards the Kensal Canalside Opportunity
Area is obscured in the summer season. In winter new
development will be far more visible.1
The townscape sensitivity is classified as MEDIUM.
1

Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.
2 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

•

People living in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

•

Visitors to the park/amenity space

The view is experienced both statically from local
residential properties that overlook the park and
sequentially by view receptors passing through the area
and using the open amenity space. The view receptor
sensitivity is classified as MEDIUM.

VISUAL SENSITIVITITY
The view over the open green amenity space is cohesive
and of high-quality. The view is sensitive to elements
which detract from the expansive, green qualities of the
space. This view is particularly sensitive in winter when
there less obscuration by the trees.
“Views to green space are an important characteristic
of this conservation area despite not being planned as
such. Views from Bracewell Road and Brewster Gardens
to Little Wormwood Scrubs...are particularly valuable.”3
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

Image 1.18: Existing Panoramic View from within Little Wormwood Scrub

3 Oxford Gardens - St Quintin Conservation Area Appraisal, RBKC, 2021, 50.

Image 1.19: K12 - Existing Panoramic View
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VIEW K12 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT
MAGNITUDE OF EFFECTS
The massing of Scenario 1 behind the existing buildings
creates a prominent, solid wall that does not respond to
the existing character of the townscape or open space.
The development rises above the trees and the housing
of the Sutton Estate and will add notable enclosure to
the north edge of the park and contrast with the Estate
housing to the east (which largely remains behind the
tree edge). Whilst the visibility of the buildings assist
wayfinding towards the OA, the height of development
will reduce the perceived scale of this open space.
Tall buildings in the east of the OA also project over
the roofscape of the Sutton Estate, and would further
detract from the local character although only partially
and the wider the overall townscape characteristics
remain robust.
The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
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VISUAL IMPACT
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

MAGNITUDE OF EFFECTS
The view will be impacted by the Scenario 1 massing
as it forms a solid wall of buildings along the edge of
the park and creates a dominant focus in views across
the park. This will significantly change the emphasis of
this view and has the effect of urbanising the park with
buildings appearing over the treeline.
The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

General height of buildings visible from the park
on the North Pole site should be contextual and of
not much greater scale and height than the estate
development just to the south of the OA.

•

An elegant and distinctive local landmark building
could be promoted on the western end of the North
Pole Development site. This should orientate towards
the open space and be supported by a legible route
through the park leading into the OA south area.

•

Another slightly less tall building could be promoted
in the foreground of the landmark building to help
to mediate its height with the lower height of the
context and avoid stark contrasts in height.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW K12 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT
MAGNITUDE OF EFFECTS
The massing of Scenario 2 behind the existing buildings
creates a prominent, solid wall that does not respond
to the existing character of the townscape or open
space. The development rises starkly above the trees
and the housing of the Sutton Estate and will add
significant enclosure and belittle the scale of open space
and surrounding development. Whilst the visibility of
the buildings assist wayfinding towards the OA, the
scale of development is as such that it undermines the
coherence of the character. The tall buildings in the east
of the OA create a jaggered skyline and prominently
appear above the Sutton Estate, which will significantly
further detract from the grain and scale of the local
character.
The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
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VISUAL IMPACT
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The quality of effect is considered ADVERSE due to
the fragmentation the massing causes on the overall
townscape.

MAGNITUDE OF EFFECTS
The view will be impacted by the Scenario 2 massing
as it forms a solid wall of buildings on the northeastern
edge of the park and behind the Sutton Estate that
overwhelm both the park and existing buildings, and
create a strong visual that detracts from the landscape
dominance in the park. Taller buildings that rise over
the rooftops detract from the coherent, horizontal and
residential quality of the view.
The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

General height of buildings visible from the park
on the North Pole site should be contextual an of
not much greater scale and height than the estate
development just to the south of the OA.

•

An elegant and distinctive local landmark building
could be promoted on the western end of the North
Pole Development site. This should orientate towards
the open space and be supported by a legible route
through the park leading into the OA south area.

•

Another slightly less tall building could be promoted
in the foreground of the landmark building to help
to mediate its height with the lower height of the
context and avoid stark contrasts in height.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MAJOR-MODERATE

ADVERSE
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VIEW K12 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The massing of Scenario 3 is less tall than Scenario 1
and 2 and more proportionate to the existing height
and scale of the Sutton Estate. It creates a focus of
development in the north east corner of the park and
helps local way finding to the Opportunity area. Tall
buildings in the east of the opportunity area project
slightly over the roofscape of the Sutton Estate but do
not significantly affect the character and townscape of
this area.

Scenario 3 brings change to the view across the park
and signals the Opportunity Area. Whilst its height
responds better than Scenarios 1 or 2 to its context,
its bulky and linear form appears slight out of context.
More modulation of the height and an expression of the
western endpoint would have been helpful to create a
positive focus and enhance the view. Development rises
a slight bit over the Sutton Estate and interferes with its
roof line.

The magnitude of effect on the townscape is LOW.

The magnitude of visual effect is considered LOW.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

General height of buildings visible from the park
on the North Pole site should be contextual an of
not much greater scale and height than the estate
development just to the south of the OA.

•

An elegant and distinctive local landmark building
could be promoted on the western end of the North
Pole Development site. This should orientate towards
the open space and be supported by a legible route
through the park leading into the OA south area.

•

Another slightly less tall building could be promoted
in the foreground of the landmark building to help
to mediate its height with the lower height of the
context and avoid stark contrasts in height.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

ADVERSE
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4.13 VIEW K13 - LADBROKE HALL
ABOUT THE VIEW

THE VIEW POINT

The view is from the southern footpath of Barlby Road,
directly south of the junction with Rootes Drive, looking
north to Sunbeam Gardens and the Kensal Canalside
Opportunity Area beyond.
DIRECTION
North
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 11, SPD Views Study

Image 1.20: K13 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The townscape in this area is characterised by a 1980s
housing estate that includes the earlier Grade II listed
Ladbroke Hall to the right of the framed entrance. The
entrance area is a formal axial route leading into a
symmetrically organised central square. The area is of
coherent scale with residential buildings that are of a
consistent style and material palette.

The view gives a strong and direct vista towards the
Kensal Canalside Opportunity Area through Sunbeam
Park. The houses on the estate are of a very consistent
height and character. Due to topography, new
development may appear above the existing residential
buildings. There is a risk of development looming
over the roofline and affecting the domestic scale and
qualities of the townscape.

This is a ‘CHARACTERISTIC’ view of the residential
townscape. Low rise residential buildings are in the
middle distance. On the right of the view is Ladbroke
Hall, with residential buildings on the left-hand side. The
skyline above the roofline of the residential buildings is
largely uninterrupted.1 .

The view shows a highly cohesive, coherent symmetrical
view of ornate red brick buildings and formal layout. The
view is sensitive to elements that loom over the rooftop
and upset the symmetry and domestic character.

The townscape sensitivity is classified as MEDIUM.

Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view is experienced by people passing down the
road and by residents living in the nearby buildings. The
view receptor sensitivity is classified as MEDIUM.
1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

Image 1.22: K11 - Existing Panoramic View from within Sunbeam Park

Image 1.21: K11 - Existing Panoramic View from within Sunbeam Park
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VIEW K13 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be moderately visible above
the roofline of the homes in the estate to the rear of
Ladbroke Hall. The massing will affect the domestic
character of the estate, but will also contextualise it
within a changing, wider urban setting. The defining
features of the entrance remain intact however, the
townscape impact is likely to be more profound within
Sunbeam Park as new development on the depot site
is closer and may affect the well-defined, tranquil
residential space.

The Scenario 1 massing may be visible above the
roofline in the backdrop of this view. This effect is partly
mitigated by vegetation.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Development should not dominate or loom over the
housing around or to the north of Sunbeam Park

•

Development should be layered with a lower, visible
height on the depot site creating a middle ground to
mediate the perceived dominance of taller buildings.

•

Taller buildings should be located away from the
symmetrical view through Sunbeam Park.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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VIEW K13 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Some bulk of the scenario 2 massing will be visible
over the roofs in the end of the vista, but this impact is
largely screened by vegetation. A tall tower rises above
the housing on the right hand side of the entrance
axis. This will create a dominant skyline feature and
will affect the coherence and residential character
of the estate. The impact of the tower may be more
profound when seen from Sunbeam Park as it may
appear looming over housing and the tranquil amenity
space. However, whilst the development will affect the
domestic character of the estate it also contextualises
it in the wider urban setting and acts as a waymarker to
nearby regeneration and facilities.

QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

A large tower will be visible above the roofline in
the backdrop of this view. The massing impacts
on the existing symmetry of the entrance way and
development. The tower presents a change in scale that
contrasts with the domestic environment, but it also
acts as a marker of the nearby regeneration area and
facilities.
The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS

The magnitude of effect on the townscape is MEDIUM.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.

SIGNIFICANCE OF EFFECTS

QUALITY OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

The overall quality of effects is considered NEUTRAL.

132

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Development should not dominate or loom over the
housing around or to the north of Sunbeam Park

•

Development should be layered with a lower, visible
height on the depot site creating a middle ground to
mediate the perceived dominance of taller buildings.

•

Taller buildings should be located away from the
symmetrical view through Sunbeam Park.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

NEUTRAL
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VIEW K13 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will be moderately visible to
the rear of the housing on Sunbeam Park, but it does
not appear over the rooftops in the front of the estate.
The impact is also screened by vegetation. The defining
features of the entrance remain intact however.

The massing of Scenario 3 is of a more moderate height
and as such there is little visibility of new development
over the roofscape. This effect is further mitigated by
vegetation.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Development should not dominate or loom over the
housing around or to the north of Sunbeam Park

•

Development should be layered with a lower, visible
height on the depot site creating a middle ground to
mediate the perceived dominance of taller buildings.

•

Taller buildings should be located away from the
symmetrical view through Sunbeam Park.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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4.14 VIEW K14 - ST CHARLES CENTRE
ABOUT THE VIEW

THE VIEW POINT
way the vista terminates with the green
The view is linear and looks north-north-east along
trees
of Barlby
may
change.area.
TheThe view
Exmoor
StreetGardens
towards the
opportunity
scale
and
massing
of
buildings
should
point is on the junction of Hewer Street and Exmoor
respect
Street.the fine grain character of Barlby
Gardens.
DIRECTION
North-west
Townscape
value:Medium
TheRANGE
traditional townscape in this view
is well preserved. The building line is
Short
consistent. The land uses vary along the
REFERENCES
OTHER
DOCUMENTATION:
street.
However,INthere
is a
coherence
between
due to the consistent
View 7, buildings
SPD Views Study
use of brick and a 2/3-storey height limit.
The view terminates on Barlby Gardens.
As stated above the scale and massing
of buildings should respect the fine grain
character of Barlby Gardens. Development
should not ‘loom’ over the roofline of this
well-preserved piece of city.
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Image 1.23: K14 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

“The area is unusual in having two convents and a
former work house (now the St Charles Hospital) which
occupy the largest plots of land in the conservation
area. Other large buildings include Oxford Gardens
School and the Pall Mall Depository, itself an unusual
building type (furniture storage). Other historic building
types include the usual necessities of residential areas
which include shops, pubs and two churches.”1

The townscape is sensitive to the intrusion of
development that will loom over the small er scale
buildings in this street.

This is a ‘CHARACTERISTIC’ view showing an attractive
and well-proportioned, traditional streetscape,
characterised by the listed hospital building and the
strong linear elements to the brick elevations to both
sides of Exmoor Street. The western side (St Charles
Hospital) is taller than the building on the eastern side
but maintains visual cohesion. Street trees line the road
and, in the distance, Barlby Gardens terminates the view
with trees visible beyond.3

The long view is strongly framed by the building line
on both sides of the road, which frame the view onto
Barlby Gardens and the green and sky beyond. The view
is sensitive to elements which undermines the balance
of elements and the openness of the view at the grain
and detail of buildings.

The hospital “buildings are all grade II listed (including
boundaries) and were designed by Henry Saxon Snell,
specialist in hospital design between 1879-81. Built
in a simple Gothic design in yellow stock brick as the
infirmary to the St Marylebone Board of Poor Law
Guardians (a workhouse located on Paddington Street,
Marylebone). Early hospitals including this one were
provided by workhouses and paid for out of public funds
following the Metropolitan Poor Law Act of 1867.
Five separate hospital buildings were built on the
isolated pavilion principle which was advocated by
Florence Nightingale (who also established a training
school for nurses here).”2
Exmoor Street is characterised by a mix of development
of different scales and eras, which includes the
imposing Victorian St. Charles Hospital Building, smaller
residential and former industrial buildings from the
same period, and interwar social housing. At the end of
the street is Barlby Gardens, with low rise garden city
inspired housing. A few street trees give the street a soft
character. The traditional townscape in this street is well
preserved and there is a coherence between buildings
due to the consistent use of brick and a 2/3-storey
height limit.

1

Oxford Gardens - St Quintin Conservation Area Appraisal, RBKC, 2021, 5.

2

ibid., 47.

The townscape sensitivity is classified as HIGH.

Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

•

Visitors to the hospital

This framed view at the termination of the street is
experienced sequentially as the view receptors move
through the space. The view receptor sensitivity is
classified as MEDIUM.

3 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021
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VIEW K14 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT
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TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 1 introduces a number of larger and tall
buildings that change the setting of Exmoor Street and
detract from its coherent traditional character. The
taller elements are overbearing and out of scale, and
visually transform this area into a highly urbanised
environment. The impact of the towers on Barlby
Gardens is especially damaging as it overwhelms its
domestic small scale.

Scenario 1 development closes down the open
view along Exmoor Street with a large scale new
development that is amplified by a number of towers.
This alters the balance and focus of the view and
detracts from its finer grain and lower scale foreground.
It also has a demeaning impact on the lower terraces
of Barlby Gardens at the terminus of this street. Whilst
this street view can accommodate some change to its
backdrop and setting, the extent of development and its
stark modulation is out of balance and overbearing.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

C H A PT E R

T I T L E

>

S E C T I O N

T I T L E

25

The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

•

•

Development should be layered on the North Pole
depot site with the height stepping up to create
a middle ground that mediates with the height of
development and taller buildings along the railway on
the Kensal Canalside site. The stepping up of heights
should avoid crass contrasts in scale in this view.
The scale, massing and appearance of buildings
should respect the fine grain character and
coherence of Barlby Gardens. Development should
not ‘loom’ over the roofline of this well-preserved
piece of city.
Tall buildings should not be situated central to this
view to avoid creating a dominant feature that would
detract from the characteristic scale and grain of
development in this area.

•

The tallest building should avoid looming over the
roofscape of existing housing in the middle ground
of this view. With its appearance and articulation
of its top the tower should provide an attractive
addition to the skyline and create a distinctive and
recognisable landmark of the Kensal OA in this and
other views.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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VIEW K14 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

n
The

lby

he

nt
mit.
s.
g
ain
ment
his

TOWNSCAPE IMPACT

C H A PT E R

T I T L E

>

S E C T I O N

T I T L E

25

VISUAL MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 significantly increases the height of
development when compared with Scenario 1 and
introduces what appears a staccato of towers that
almost close down the sky view at the end of the
Exmoor Street. This will seriously detract from the
coherent traditional character of the street space and
feel overbearing and out of scale. Visually it transforms
this area into a seemingly highly urbanised environment.
The impact of the towers on Barlby Gardens is especially
destructive as it diminishes its domestic small scale.

The overall quality of effects is considered ADVERSE.

Coalescing towers in Scenario 2 effectively appear like
a major wall at the end of Exmoor Street that cuts out
the sky. This completely transforms this view from an
open and balanced traditional street scene into a highly
intense view dominated and overlooked by a highly
urban development that diminishes the existing smaller
scale street context. The development has a demeaning
impact on the lower terraces of Barlby Gardens at
the terminus of this street. Whilst this street view can
accommodate some change to its backdrop and setting,
the extent of development and its stark modulation is
out of balance and overbearing.

The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR.
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The magnitude of visual effect is considered VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

•

•

Development should be layered on the North Pole
depot site with the height stepping up to create
a middle ground that mediates with the height of
development and taller buildings along the railway on
the Kensal Canalside site. The stepping up of heights
should avoid crass contrasts in scale in this view.
The scale, massing and appearance of buildings
should respect the fine grain character and
coherence of Barlby Gardens. Development should
not ‘loom’ over the roofline of this well-preserved
piece of city.
Tall buildings should not be situated central to this
view to avoid creating a dominant feature that would
detract from the characteristic scale and grain of
development in this area.

•

The tallest building should avoid looming over the
roofscale of existing housing in the middle ground
of this view. With its appearance and articulation
of its top the tower should provide an attractive
addition to the skyline and create a distinctive and
recognisable landmark of the Kensal OA in this and
other views.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MAJOR-MODERATE

ADVERSE
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VIEW K14 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT
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TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 3 introduces a number of larger and a single
tall building in the focus of the street space. They
alter the setting of Exmoor Street and detract from its
coherent traditional character. While the tower feels
out of scale with the local character it also creates a
new focal point and contextualises the street within
the emerging wider urban context. However, the
development contrasts starkly with Barbly Gardens and
detracts from its domestic small scale.

Scenario 3 development closes down the open
view along Exmore Street with a large scale new
development that is amplified by a tower. This alters
the balance and focus of the view and detracts from
its finer grain and lower scale foreground. It also has
a demeaning impact on the lower terraces of Barlby
Gardens at the terminus of this street. Whilst this street
view can accommodate some change to its backdrop
and setting, the extent of development and its stark
modulation is out of balance and overbearing.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

•

•

Development should be layered on the North Pole
depot site with the height stepping up to create
a middle ground that mediates with the height of
development and taller buildings along the railway on
the Kensal Canalside site. The stepping up of heights
should avoid crass contrasts in scale in this view.
The scale, massing and appearance of buildings
should respect the fine grain character and
coherence of Barlby Gardens. Development should
not ‘loom’ over the roofline of this well-preserved
piece of city.
Tall buildings should not be situated central to this
view to avoid creating a dominant feature that would
detract from the characteristic scale and grain of
development in this area.

•

The tallest building should avoid looming over the
roofscale of existing housing in the middle ground
of this view. With its appearance and articulation
of its top the tower should provide an attractive
addition to the skyline and create a distinctive and
recognisable landmark of the Kensal OA in this and
other views.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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4.15 VIEW K15 - ST HELENS GARDENS
ABOUT THE VIEW

THE VIEW POINT

This view is located at the junction of St Helens Gardens
and St Quinton Avenue, on the south-western footpath
looking north along St Helen’s Gardens towards the
Opportunity area.
DIRECTION
North
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 9, SPD Views Study

Image 1.24: K15 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The southern end of St Helen’s Gardens is characterised
by 3 storey residential properties with a grand,
suburban feel. It has a locally distinct character
and a strong sense of place. The townscape is
relatively consistent, and defined by 3-storey brick/
stucco Victorian residential buildings and later infill
development of similar scale and arranged along
a consistent building line. Mature trees bring a
strong, natural character to the street scene which
is terminated by views over Kensington Memorial
Gardens.

The townscape is relatively robust and inward facing.
However, it is sensitive to large scale incongruous
development visible in the vista of the street or that
rises above buildings and trees.

This ‘CHARACTERISTIC’ view is long view down St
Helen’s Gardens which is framed by terraced housing
on either side of a tree-lined street. Cohesive red
brick buildings and mature street trees dominate the
balanced view.

The view is characterised by a well-defined street,
low-rise residential buildings on either side and
extensive greenery. The view is sensitive to elements
that can detract from the visual cohesion of the
roofscape and architectural qualities, and is particularly
sensitive in winter when there less obscuration by the
trees. At the end of the street the view opens up over
an open space; this is sensitive to elements which close
the view.

The townscape sensitivity is classified as MEDIUM.

Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

This framed view experienced sequentially as the view
receptors move through the space. The view receptor
sensitivity is classified as MEDIUM.
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VIEW K15 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The massing of Scenario 1 has limited impact on
the character of the townscape as it barely rises
over the green in Kensal Memorial Park. Its effect is
to contexutalise the street within the wider urban
townscape.

The massing of Scenario 1 will be visible in this view
in the focus of the street where it is not screened by
vegetation. It introduces a new urban horizon line
over the park and housing behind. A slither of a taller
building can be seen over the rooftop of one of the
buildings but it is likely to be concealed by streets. The
development only affects a minor part of the view and
does not draw attention away from its characteristic
features.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

146

The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.

QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Keep tall buildings out of central focus of the view

•

Avoid overtopping the buildings to the right side of
the view

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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VIEW K15 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 introduces a taller building in the vista of
the view. Three other towers will rise conspicuously
over the roofscape of housing to the east of the street,
although they many be partly screened by trees.
Cumulatively these towers will alter the character of the
area by situating it in a more urban context.

Four tall buildings of Scenario 2 will become visible,
one in the centre of the street, rising over the park, the
others appearing over the roofscape. Whilst partially
screened by trees and vegetation the development
creates a strong visual focus and detracts from the
defining qualities of the view.

The magnitude of effect on the townscape is MEDIUM.

The magnitude of visual effect is considered MEDIUM.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered ADVERSE.

The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

If visible in the vista, tall buildings should be
proportionate to the elements in the view and avoid
rising over the roofline of buildings at the end of the
street before the park.

•

Tall buildings should avoid rising above the roofscape
of housing on either side of the street.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW K15 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The massing of Scenario 3 has limited impact on
the character of the townscape as it barely rises
over the green in Kensal Memorial Park. Its effect is
to contextualise the street within the wider urban
townscape.

The massing of Scenario 3 will be slightly visible in this
view in the focus of the street where it is not screened
by vegetation. It introduces a new urban horizon line
over the park and housing behind. The development
only affects a minor part of the view and does not draw
attention away from its characteristic features.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of visual effect is considered LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No mitigation measures needed.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

ADVERSE
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4.16 VIEW K16 - SOUTHERN ROW
ABOUT THE VIEW

THE VIEW POINT

This view is located at the southern entrance of Emslie
Horniman’s Pleasance Park on Southern Row which
forms the primary east-west route within Kensal Town.
DIRECTION
North-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
View 28, SPD Views Study

Image 1.25: K16 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

This area on Southern Row is characterised by broadly
coherent street enclosure, and mid-late 20th century
housing blocks set behind a dense treeline and Victorian
terraces further down the road. The Emslie Horniman’s
Pleasance Gardens (Grade II) forms and open space to
the north (right) of the view and gives the area a green
and open quality. Mid-rise development along Ladbroke
Grove terminates the vista.

The townscape is moderately coherent, residential
mixed character which is defined by on the southern
side by late 20th century housing blocks set back
from the street line behind low level fencing. The
northern side is characterised by a public open space
and the distinctive roofline and street frontage of the
former public house. The area’s urban character is
not particularly sensitive and is capable of absorbing
change.

This is a ‘CHARACTERISTIC’ view of the residential
neighbourhood streets to the east of the Kensal
Canalside Opportunity Area. The primary elements
in the view are the 3-storey terrace on Southern Row
which sits behind a relatively uniform line of trees.
The perimeter fence and hedge to Emslie Horniman’s
Pleasance Park are to the right of the view. The
predominant roofline in this view is provided by the
former public house on the corner of Southern Row and
East Row. Now in residential and light industrial use, the
building still provides a point of articulation in the local
area.1

This view is strongly directional and is orientated
towards the heart of the Opportunity area. The
terrace on the left provides a clear building line, which,
together with the hedgerow into Emslie Horniman’s
Pleasance, channels views westward where they are
terminated by a large tree and new development. Any
new development in the focus of the view can have an
impact on its composition.

The area has been further characterised by its
geographic and social isolation, being cut off from
surrounding areas by the Grand Central Canal to the
north and the railway line to the south. The area
originally developed as a Victorian suburb but has
been largely transformed by extensive and varied
redevelopment patterns.

The townscape sensitivity is classified as LOW.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
LOW.

Due to its characteristic nature, the view sensitivity is
classified as LOW.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

This framed view is experienced sequentially as the view
receptors move through the space. The view receptor
sensitivity is classified as LOW.

1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021
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VIEW K16 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

In Scenario 1 a squat large building mass rises at the
end of Southern Row and another tall and more slender
tower rises above the former public house on East Row.
The massing dominates the view yet also complements
the area’s character. The development gives a strong
sense of direction and acts as a landmark of the
opportunity area and its new facilities. However, with its
mass and bulk and the lack of sky-view in between, the
development appears like a wall at the end of the street
and appears out of place and overbearing.

The Scenario 1 massing creates a significant change to
this view, introducing a new focus in the vista of this
street. Due to its unbroken mass, bulk and height the
development appears as a wall that is out of scale and
over-dominates this view. Another tall building rises
up over the roofs of the development along Southern
Row. Together they create an imbalance between the
foreground and the background in this view. Whilst
there are benefits of creating a new landmark for the
Opportunity Area and its facilities, the massing (rather
than the height) undermines the distinctiveness and
slenderness of proposals and undermines their positive
connotation.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of visual effect is considered HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MODERATE-MINOR.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Potential for a landmark tower being situated central
to Southern Row that marks Kensal OA on the wider
skyline and the gateway into the site with its facilities
and the supermarket more locally.

•

Towers within the eastern cluster that are visible
in this view should be staggered, so they do not
coalesce and create a solid wall of development, and
the visibility of the sky in between is retained.

•

General height of development in this view to be
at or below the height of buildings along Ladbroke
Grove.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

LOW

MODERATE-MINOR

ADVERSE
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VIEW K16 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

In Scenario 2 a squat large building mass rises at the
end of Southern Row topped with three tall buildings.
The massing dominates the view and complements the
area’s character. The development gives a strong sense
of direction and acts as a landmark of the opportunity
area and its new facilities. However, with its mass
and bulk and the lack of sky-view in between, the
development appears like a wall at the end of the street
and appears out of place and overbearing.

The Scenario 2 massing creates significant change to
this view, introducing a new focus in the vista of this
view. It rises even higher than Scenario 1. Due to its
unbroken mass, bulk and height the development
appears as a wall that is out of scale and proportion and
over-dominates this view. The massing tops out with
three towers that all rise well above the roofline of the
development along Southern Row. This creates a strong
imbalance between the foreground and the background
in this view. Whilst there are benefits of creating a new
landmark for the Opportunity Area and its facilities,
the massing combined with its height undermines
the distinctiveness of proposals and undermines their
positive connotation as a wayfinding device.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

The magnitude of visual effect is considered VERY
HIGH.

QUALITY OF EFFECTS

SIGNIFICANCE OF EFFECTS

The overall quality of effects is considered ADVERSE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
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the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Potential for a landmark tower being situated central
to Southern Row that marks Kensal OA on the wider
skyline and the gateway into the site with its facilities
and the supermarket more locally.

•

Towers within the eastern cluster that are visible
in this view should be staggered, so they do not
coalesce and create a solid wall of development, and
the visibility of the sky inbetween is retained.

•

General height of development in this view to be
at or below the height of buildings along Ladbroke
Grove.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

LOW

MODERATE

ADVERSE
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VIEW K16 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

In Scenario 3 a squat large building mass rises at the
end of Southern Row and another tall and more slender
tower rises above the former public house on East Row.
The massing dominates the view yet also complements
the area’s character. The development gives a strong
sense of direction and acts as a landmark of the
opportunity area and its new facilities. However, with
its mass and bulk and the lack of vertical emphasis and
sky-view inbetween, the development appears like a
wall rather than an elegant landmark and appears out of
place.

The overall quality of effects is considered ADVERSE.

The Scenario 3 massing creates a significant change to
this view, introducing a new focus in the vista of this
street. Due to its unbroken mass, bulk and height the
development appears as a wall that is out of scale and
over-dominates this view. Another tall building rises up
over the roofs of the development along Southern Row,
although its visual impact is limited. Whilst there are
benefits of creating a new landmark for the Opportunity
Area and its facilities, the massing (rather than the
height) undermines the distinctiveness and slenderness
of proposals and undermines their positive connotation.

The overall quality of effects is considered ADVERSE.

The magnitude of effect on the townscape is
LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR.
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The magnitude of visual effect is considered MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MINOR.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Potential for a landmark tower being situated central
to Southern Row that marks Kensal OA on the wider
skyline and the gateway into the site with its facilities
and the supermarket more locally.

•

Towers within the eastern cluster that are visible
in this view should be staggered, so they do not
coalesce and create a solid wall of development, and
the visibility of the sky in between is retained.

•

General height of development in this view to be
at or below the height of buildings along Ladbroke
Grove.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

LOW

MINOR

ADVERSE
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4.17 VIEW K17 - GRAND UNION CANAL FOOTBRIDGE
ABOUT THE VIEW
The view point looks west along the Grand Union Canal
from the footbridge which runs between Wedlake
Street on the south side and Harrow Road on the
northern side.
DIRECTION
West
RANGE
Medium
REFERENCES IN OTHER DOCUMENTATION:
View 27, SPD Views Study

Image 1.27: K17 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING TOWNSCAPE CHARACTER

VISUAL SENSITIVITY

The view is taken from the footbridge over the Grand
Union Canal. The townscape in this area is enclosed
on the righthand side by fine grain rear of buildings
that flank the side of the canal, and give a fine grain
rhythm to the townscape. The lefthand side of the
canal is characterised by the towpath and the adjacent
converted warehouse and contemporary apartment
buildings. While these buildings are of a larger grain
than the rear townhouse they share a proportional
scale and material language. The canal itself is a valued
resource, providing a habitat for wildlife and the canal
and towpath are both valued amenity space for the
community.

While there is an eclectic mix of architectural styles
along the canal, the townscape remains moderately
consistent due to cohesive building heights and rhythm
of fenestration. The townscape has a typical urban,
informal and calm canalside atmosphere. It is more
sensitive to uncontextual development on the canal
itself than the impact of taller building that look over
the roofscape. Visibility of taller building from the
canal path could actually provide helpful way markers
and assist with legibility. The townscape is sensitive to
development which is overtopping the roofscapes which
could upset the balanced character of the area.

The view is ‘CHARACTERISTIC’ as it shows the overall
townscape character of the canal path. The view is
relatively open and long-ranging centrally but bounded
on each side by built form. The canal is the focus
and gently curves to the point where it is obscured
from view. The towpath runs on the left-hand side of
the view, on the southern side of the canal, and the
northern side (offside) has terraces and their party
walls running up to the edge of the canal. Trees on the
right-hand side of the view, to the rear of the terrace
soften and green the view. On the left-hand side, larger
4-6 storey buildings are split into three distinct blocks.
The left-hand side of the view appears bulkier than the
right.1

The view is strongly directional and takes the eye to the
furthest point of the canal, towards the Opportunity
area. The built form on the left-hand side obscures
views of any townscape further away or to the rear.2

The townscape is sensitive to development visually
encroaching in the setting is LOW.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

Due to its characteristic nature, the view sensitivity is
classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

Passersby on foot

•

Passersby on bicycles

•

Passersby on vehicles

This framed view is experienced sequentially as the
view receptors move across the footbridge. The view
receptor sensitivity is classified as MEDIUM.

1 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021

2 Kensal Canalside Opportunity Area SPD, Appendix 1, RBKC, 2021
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VIEW K17 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing would be nearly imperceptibly
from this location.

The Scenario 1 massing would be nearly imperceptibly
from this location.

The magnitude of effect on the townscape is
NEGLIGIBLE.

The magnitude of visual effect is NEGLIGIBLE.

SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No mitigation measures needed.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NEGLIGIBLE

NEUTRAL
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VIEW K17 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing would protect slightly above
the rooftop of the existing canalside buildings. This
will give the sense of urbanity which marks the Kensal
opportunity area and supports wayfinding. The
clustering of what will appear as very large towers could
have a slight overbearing impact on the tranquillity of
the canalside environment.

The Scenario 2 massing would project slightly above the
rooftop of the existing canalside buildings and create
vertical accents which would break the horizontal
character of the view.

The magnitude of visual effect is LOW.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.

SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS

QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL as
it detracts from characteristic qualities of the view.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Limit the clustering effect of towers by lowering the
height of some, so only a single tower is prominent to
help way finding.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

MINOR

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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VIEW K17 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACT

VISUAL IMPACT

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing would not be visible from this
location.

The Scenario 3 massing would not be visible from this
location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No mitigation measures needed.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
LOW

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

NIL

NEUTRAL
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4.18 VIEW K18 - LADBROKE GROVE
ABOUT THE VIEW
The view is taken from Ladbroke Grove looking north.
DIRECTION
North-west
RANGE
Long
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.29: K18 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is taken from with the Ladbroke Grove
Conservation Area.

The place is in a unique topographical location and
overlooks a wide area to the north. Its townscape is
sensitive to any impact in its setting that detracts from
the openness of the view, the commanding presence of
the townscape and the balance and clarity of elements
in the fore and middleground of the view.

The ‘DISTINCTIVE’ view is from raised topographical
point in the area which provides wide views over the
neighbourhood to the north.

The view is sensitive to any large scale intrusions
by development that detracts from the formal
arrangement of buildings and the openness of the view.

This is a contained view along Ladbroke Grove over the
urban landscape. It is enclosed by Victorian buildings
with white stuccoed fronts that step down the hill and
give the view a highly distinctive character. The middle
ground is made up of foreshortened facades and street
activities,and the pattern of roofscapes intertwined
with the tops of trees rising up to the horizon line. The
background of the view is dominated by the coalescing
mass of the 11-storey Treverton and Raymede estate
towers blocks that detract from the qualities of this
view.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The buildings in the area make up a large and vital
part of the character of the conservation area. In the
Ladbroke area many terraces were designed to follow
the contours of the hill so that the parapets (at roof
level) remained continuous and unbroken. The types of
housing built are highly significant and distinctive to the
area. The terraces are either half or fully stuccoed with
elaborate detailing; and pairs or trios of villas are of key
special interest to the area. The setting of these houses
is created by the gardens around them and the space in
between them. A very special feature of the Ladbroke
estate is the terrace ends, which were often designed to
have the appearance of a symmetrical detached house.1
The distinctiveness of this place is derived from its
elevated position and the long vista it offers down
Ladbroke Grove and over the urban landscape. The
street descends down the slope and then rises up again
to the horizon line near the Kensal OA. Buildings step
down the hill and with their coherent scale and colour
give a sense of strong coherence that emphasises the
activities in the street with the cars and buses and
people that can be observed from here.

The townscape sensitivity is classified as MEDIUM.

The view sensitivity is classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as MEDIUM.

1

Ladbroke Grove Conservation Area Appraisal, RBKC, 2015.
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VIEW K18 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 1 rises up in form of a coalescing mass of
towers and larger buildings that fill the horizon line
in this view. Despite its distance due to its elevated
location the development will become a significant
feature in the view along Ladbroke Grove, contrasting
with the highly coherent townscape and detracting from
the setting of the conservation area.
Whilst the visibility of the development helps
wayfinding to the Kensal opportunity area and its
facilities, the sheer bulk of development and the
scattered towers will appear out of context with the
wider lower-rise surroundings that can be appreciated
in this view.

of Scenario 1 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The massing of Scenario 1 will rise significantly above
the two estate towers and dominate the horizon line. It
creates a major new focus in the view and takes away
its openness. Due to its sheer bulk the development will
compete with the Victorian built form on either side
of the street that defines the vista and street space.
As such it will undermine the defining features and
distinctiveness of this view.
Whilst the landmarking of the opportunity area is a
legitimate approach to enhancing legibility the sheer
height and bulk of the proposed development is out
of scale with its wider significance and transport
accessibility in this part of London.

The magnitude of effect on the townscape is HIGH.

The magnitude of effect on the view is HIGH.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
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the overall the significance of effects of Scenario 1 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the location of the opportunity area on elevated
land at the horizon line, development is inevitably going
to be visible in this view.
•

Development should avoid establishing excessive
massing that rises out of the urban fabric and that
dominates the horizon line in this view

•

The indiscriminate scattering of taller buildings on
the horizon line leads to a fragmented and dominant
skyline and should be avoided.

•

Tall buildings in this view should be concentrated in a
confined cluster that expresses a hierarchy between
towers and is focused on a single high point, and
thereby create a distinctive yet less domineering
skyline composition in this view.

•

The height of tall buildings and development more
generally should be proportionate to the scale and
grain of the surrounding townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW K18 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 rises up in form of a coalescing mass of lower
and taller towers that fill the horizon line in this view.
Despite its distance due to its elevated location the
development will become a significant feature in the
view along Ladbroke Grove, contrasting with the highly
coherent townscape and detracting from the setting of
the conservation area.
Whilst the visibility of the development helps
wayfinding to the Kensal opportunity area and its
facilities, the overwhelming height of the towers and
sheer bulk of development will appear out of context
with the wider lower-rise surroundings that can be
appreciated in this view.
The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of

172

townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The massing of Scenario 2 will rise significantly above
and to the left of two estate towers and dominate the
horizon line. It creates a major new focus in the view
and takes away its openness. Due to its sheer bulk the
development will compete with the Victorian built form
on either side of the street that defines the vista and
street space. As such it will undermine the defining
features and distinctiveness of this view.
Whilst the landmarking of the opportunity area is a
legitimate approach to enhancing legibility the sheer
height and bulk of the proposed development is out
of scale with its wider significance a nd transport
accessibility in this part of London.
The magnitude of effect on the view is VERY HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 2 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the location of the opportunity area on elevated
land at the horizon line, development is inevitably going
to be visible in this view.
•

Development should avoid establishing excessive
massing that rises out of the urban fabric and that
dominates the horizon line in this view

•

The indiscriminate scattering of taller buildings on
the horizon line leads to a fragmented and dominant
skyline and should be avoided.

•

Tall buildings in this view should be concentrated in a
confined cluster that expresses a hierarchy between
towers and is focused on a single high point, and
thereby create a distinctive yet less domineering
skyline composition in this view.

•

The height of tall buildings and development more
generally should be proportionate to the scale and
grain of the surrounding townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K18 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

Scenario 3 creates a coalescing mass of development
with a single prominent tower on the horizon line in
this view, albeit of a reduced and more contextual
scale than Scenarios 1 and 2. Despite its distance the
development will become a notable feature in the view
along Ladbroke Grove, contrast with the highly coherent
townscape and affect the setting of the conservation
area.

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is SIGNIFICANTMODERATE.

The massing of Scenario 3 will alter the view with a large
scale development on the horizon line. It creates a new
focus in the view and affects its openness, albeit to a
lesser extent than Scenarios 1 and 2. With its massing
it will affect the sense of coherence and outlook of the
view.

The overall quality of effects is considered ADVERSE.

The visibility of the development will help wayfinding
to the Kensal opportunity area and its facilities, but the
bulk of development will appear out of context with the
wider lower-rise surroundings. The tallest building is
situated away from Ladbroke Grove where it could help
to mark the entrance into the Opportunity Area and its
facilities.
The magnitude of effect on the townscape is HIGH.
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QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

Whilst the landmarking of the opportunity area is a
legitimate approach to enhancing legibility the location
of taller buildings and high-points appear indecisive and
lack distinctiveness.
The magnitude of effect on the view is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the location of the opportunity area on elevated
land at the horizon line, development is inevitably going
to be visible in this view.
•

Development should avoid establishing excessive
massing that rises out of the urban fabric and that
dominates the horizon line in this view

•

The indiscriminate scattering of taller buildings on
the horizon line leads to a fragmented and dominant
skyline and should be avoided.

•

Tall buildings in this view should be concentrated in a
confined cluster that expresses a hierarchy between
towers and is focused on a single high point, and
thereby create a distinctive yet less domineering
skyline composition in this view.

•

The height of tall buildings and development more
generally should be proportionate to the scale and
grain of the surrounding townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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4.19 VIEW K19 - PORTOBELLO ROAD
ABOUT THE VIEW
The view is taken from Portobello Road looking north.
DIRECTION
North=west
RANGE
Long
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.31: K19 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

Shops make an important contribution to the character
of the area as well as to the vitality and daytime
economy of the area. Some buildings were originally
designed to incorporate a shop at ground floor level; in
other cases shops were built, usually in the second half
of the nineteenth century, over the front gardens of
residential properties. A number of historic timber shop
frontages survive in the area and these have historic
and architectural significance in their own right as well
as making a strong contribution to the character and
appearance of the conservation area.

The townscape is sensitive to out of scale development
looming into the street space and over dominating and
detracting from the small scale quaint character.

This is a ‘DISTINCTIVE’ view with a fine grain pattern
of coloured facades that slowly step down the hill and
encloses the vista in a shallow curve, opening up the
view to the sky above the roofscape in the end of the
vista. Quirky fronts and displays of antique shops create
a dominant focus and lively character in the foreground.
The bare brick estate housing block on the opposite side
of the street undermines the coherency of the view.

The view is sensitive to elements which undermine the
balance of its characteristic elements, detract from
its quirky special character and distinctive scale and
pattern of forms and activities.

Portobello Road is the oldest and longest shopping
street in the conservation area and one of London’s
most famous street markets. A fruit and vegetable
market was established here in the 1870s with
antique sellers arriving in 1948. Today bric-a-brac and
antiques stalls and arcades form an important use that
contributes strongly to the vibrant character of the
conservation area. The terraces are distinctly plainer
and smaller than the rest of the Ladbroke Estate with
the middle section (from Elgin Crescent to Chepstow
Villas) having been developed in the 1850s in line with
neighbouring streets to the west. These three and
four storey terraces step up the hill with breaks in
their parapet roofs, in contrast to the crescents with
their unbroken rooflines. Later stock brick terraces are
situated to the north of Portobello Road. To the south,
the terraces have in recent years been painted bright
colours. Some shops have significant historic parts but
much of the lively character in this street is derived
from the traders’ stock festooning the frontages and the
tables on the street.1

The townscape sensitivity is classified as HIGH.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
Portobello Road is a very well frequented iconic street
in London, and is popular with locals and tourists alike
as an international destination.
View receptors are:
•

People living in the area

•

People working in the area

•

People visiting the area

•

International & Local Tourists

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as HIGH.

The area is identified in the Current Local Plan (2019) as
a ‘Special District Centre’ and an area of National and
International significance.

1

Ladbroke Grove Conservation Area Appraisal, RBKC, 2015.
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VIEW K19 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

Scenario 1 introduces a number of large and taller
contemporary buildings that coalesce into a single
unbroken mass above the roofscape in the terminus of
the vista. Albeit in the distance it will create a dominant
focus, detract from the fine grain and scale of the
local character and interfere with the setting of the
conservation area.

The overall quality of effects is considered ADVERSE.

Scenario 1 massing will create a dominant new focus
in the centre of the view. The building mass will block
the open sky, interfere with the roofline. Whilst the
principal emphasis in the view is the lively street
character and frontages in the foreground, the addition
of significant contemporary mass will detract from the
overall coherence of the view.

The overall quality of effects is considered ADVERSE.

The tallest building of the cluster rises above the
parapet line of one of the buildings in the frontage,
which creates an contrasting superimposition of scales,
that takes away from the integrity of the foreground
and detracts from the townscape character.

Although the visibility of the development will announce
the Kensal Opportunity Area development in this view
and as such supports wayfinding, the articulation of the
massing lacks distinctiveness and does not represent a
legible landmark.

The magnitude of effect on the townscape is HIGH.

The magnitude of effect on the townscape is MEDIUM.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is SIGNIFICANT-MODERATE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Due to the location of the opportunity area on elevated
land and in the viewing direction of Portobello Road, it
is likely that larger development will become visible in
this view.
•

Development should avoid establishing significant
massing over the roofscape that detracts from the
characteristic features of this view.

•

Where taller buildings are proposed a clear hierarchy
of heights should be developed that emphasises a
single tall building as landmark that is distinctive and
elegant and visible against the sky.

•

The height of development should be proportionate,
not overwhelm the buildings in the foreground and
remain below the parapet height of the terrace in the
back of the view.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

SIGNIFICANT-MOD

ADVERSE
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VIEW K19 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 introduces a scattering of taller
contemporary buildings that coalesce into a single
unbroken mass above the roofscape in the terminus
of the vista. Their height is greater and more diverse
than scenario 1. Albeit in the distance this will create a
dominant focus, detract from the fine grain and scale of
the local character and interfere with the setting of the
conservation area.

townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

Scenario 2 massing will create an overwhelming new
focus in the centre of the view. The silhouette of
scattered towers rise above the roofline and block out
the sky in the terminus of the view. Whilst the principal
emphasis in the view is the lively street character and
frontages in the foreground, the addition of significant
contemporary mass will detract from the overall
coherence of the view.

Two tall buildings rise above the parapet of the final
building in the street frontage, which creates an
contrasting superimposition of scales, that takes away
from the integrity of the foreground and is damaging to
the townscape character.

Although the visibility of the development will announce
the Kensal Opportunity Area development in this view
and as such supports wayfinding, the articulation of the
massing does not establish clear focus on the skyline
and results in weak legibility.

The magnitude of effect on the townscape is VERY
HIGH.

The magnitude of effect on the view is VERY HIGH.

SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
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SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 2 on
the identified view is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Due to the location of the opportunity area on elevated
land and in the viewing direction of Portobello Road, it
is likely that larger development will become visible in
this view.
•

Development should avoid establishing significant
massing over the roofscape that detracts from the
characteristic features of this view.

•

Where taller buildings are proposed a clear hierarchy
of heights should be developed that emphasises a
single tall building as landmark that is distinctive and
elegant and visible against the sky.

•

The height of development should be proportionate,
not overwhelm the buildings in the foreground and
remain below the parapet height of the terrace in the
back of the view.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K19 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

SIGNIFICANCE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 3 introduces a number of large and taller
contemporary buildings that coalesce into a single
unbroken mass above the roofscape in the terminus
of the vista. Whilst the townscape impact is slightly
less than scenario 1 it is still significant. Albeit in
the distance, development will create a dominant
focus, detract from the fine grain and scale of the
local character and interfere with the setting of the
conservation area.

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR-MODERATE.

Scenario 3 massing will create a dominant new focus
in the centre of the view. The building mass creates a
new horizon line in the view but below the existing
roofline of the frontage. The principal emphasis in the
view is the lively street character and frontages in the
foreground and the addition of contemporary mass will
only moderately detract from the overall coherence of
the view.

The tallest building of the cluster remains below the
parapet line of the final building in the frontage, which
is more proportionate than in the other scenarios. In
the tested view the buildings in the background and
middle-ground coalesce, which is not uncommon in the
urban environment.
The magnitude of effect on the townscape is HIGH.

182

QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

Although the visibility of the development will announce
the Kensal Opportunity Area development in this view
and as such supports wayfinding, the articulation of
the massing (rising towards the edges in this view) lacks
distinctiveness and is not highly legible or distinctive.
The magnitude of effect on the view is LOW-MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,

the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Due to the location of the opportunity area on elevated
land and in the viewing direction of Portobello Road, it
is likely that larger development will become visible in
this view.
•

Development should avoid establishing significant
massing over the roofscape that detracts from the
characteristic features of this view.

•

Where taller buildings are proposed a clear hierarchy
of heights should be developed that emphasises a
single tall building as landmark that is distinctive and
elegant and visible against the sky.

•

The height of development should be proportionate,
not overwhelm the buildings in the foreground and
remain below the parapet height of the terrace in the
back of the view.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MODERATE

ADVERSE
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4.20 VIEW K20 - BARLBY ROAD / PANGBOURNE AVENUE
ABOUT THE VIEW
The view is taken from the junction of Barlby Road and
Pangbourne Avenue
DIRECTION
North-east
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.33: K20 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

This view is taken from within the Oxford Gardens
Conservation Areas and shows a consistent residential
area that is characterised by houses that were built
towards the end of the nineteenth century. These
terraced houses consist of simple two to three storey
red brick terraces (most with full height bays), sash
windows, paired entrances and slate roofs.1

The townscape is sensitive to elements which change or
complete with the consistent streetscape and scale. The
townscape sensitivity is classified as MEDIUM.

The ‘DISTINCTIVE’ view along Barlby Road is highly
coherent, with terraced housing of consistent height
and roof forms set back behind front gardens with
trees lining the street. Its vista unremarkable and
focuses on the gable end wall of Ladbroke Hall. The
view is significant for its high levels of coherence, and it
suburban and open feel.

The view is sensitive to elements which are strongly out
of proportion with the existing scale and undermine the
appreciation of its coherency.

The character of this street is highly coherent with
consistent architecture and scale of development on
either side and mature trees lining the street.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as MEDIUM.

1

Oxford Gardens St Quintin Conservation Area Appraisal, RBKC, 2021.
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VIEW K20 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

In Scenario 1 bulky and tall development rises in the
end of Barlby Road over the low rise domestic scaled
housing. This creates an extreme contrast, overwhelms
the street, affects its residential character, and detracts
from the setting of the conservation area.

The overall quality of effects is considered ADVERSE.

The massing of Scenario 1 significantly rises over the
domestic scale foreground and creates a commanding
presence on the skyline. It creates a strong focus in
this view that detracts from the tranquil and balanced
quality of this well laid out coherent residential street.

Whilst the development marks the nearby opportunity
area and can help with wayfinding, the skyline is
uncoordinated and fragmented and the height of towers
are out of proportion to its context and the place’s
significance.
The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is SIGNIFICANTMODERATE.
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Whilst the visibility of the Opportunity Area helps with
wayfinding it creates a fragmented jaggered skyline that
is not legible or proportionate to its context.
The magnitude of effect on the view is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the location of the opportunity area in close
proximity to this viewing point including at the end of
the vista along Barlby Road it is inevitable that some
development is going to be visible in this view.
•

Development should avoid establishing excessive
massing that looms over the low rise context and
that over-dominate this view

•

The indiscriminate scattering of taller buildings on
the horizon line leads to a fragmented and dominant
skyline and should be avoided.

•

•

Tall buildings in this view should be concentrated in a
confined cluster that expresses a hierarchy between
towers and is focused on a single high point, and
thereby create a distinctive yet less domineering
skyline composition in this view.
The height of tall buildings and development more
generally should be proportionate to the scale and
grain of the surrounding townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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VIEW K20 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 create a series of very tall towers that loom
over the domestic scale housing on Barlby Road. This
creates an extreme contrast, overwhelms the street,
undermines its residential character, and harms the
setting of the conservation area.

The overall quality of effects is considered ADVERSE.

The massing of Scenario 2 looms over the domestic
scale foreground and creates a overwhelming presence
on the skyline. It dominates this view and belittles
the tranquil and balanced quality of this well laid out
coherent residential street.

Whilst the development marks the nearby opportunity
area and can help with wayfinding, the skyline is
highly fragmented and the height of towers are out of
proportion to its context and the place’s significance.

Whilst the visibility of the Opportunity Area in
views could theoretically help with wayfinding, the
highly fragmented skyline lacks any sense of order,
proportionality or legibility.

The magnitude of effect on the townscape is VERY
HIGH.

The magnitude of effect on the view is VERY HIGH.

SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.

SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the location of the opportunity area in close
proximity to this viewing point including at the end of
the vista along Barlby Road it is inevitable that some
development is going to be visible in this view.
•

Development should avoid establishing excessive
massing that looms over the low rise context and
that over-dominate this view

•

The indiscriminate scattering of taller buildings on
the horizon line leads to a fragmented and dominant
skyline and should be avoided.

•

•

Tall buildings in this view should be concentrated in a
confined cluster that expresses a hierarchy between
towers and is focused on a single high point, and
thereby create a distinctive yet less domineering
skyline composition in this view.
The height of tall buildings and development more
generally should be proportionate to the scale and
grain of the surrounding townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MAJOR-MODERATE

ADVERSE
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VIEW K20 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

In Scenario 3 bulky and tall development rises in
the end of Barlby Road over the low rise domestic
scaled housing, albeit to a slightly lesser extent than
in Scenario 1. This creates a strong contrast, that
overwhelms the street, affects its residential character,
and detracts from the setting of the conservation area.

The overall quality of effects is considered ADVERSE.

The massing of Scenario 3 rises over the domestic
scale foreground and creates a strong presence on the
skyline. It creates a dominant focus in this view that
detracts from the tranquil and balanced quality of this
well laid out and coherent residential street.

Whilst the development marks the nearby opportunity
area and can help with wayfinding, the skyline is
uncoordinated and fragmented and the height of towers
are out of proportion to its context and the place’s
significance.
The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is SIGNIFICANTMODERATE.
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Whilst the visibility of the Opportunity Area helps with
wayfinding it creates a fragmented jaggered skyline that
is not legible or proportionate to its context.
The magnitude of effect on the view is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is SIGNIFICANT-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the location of the opportunity area in close
proximity to this viewing point including at the end of
the vista along Barlby Road it is inevitable that some
development is going to be visible in this view.
•

Development should avoid establishing excessive
massing that looms over the low rise context and
that over-dominate this view

•

The indiscriminate scattering of taller buildings on
the horizon line leads to a fragmented and dominant
skyline and should be avoided.

•

•

Tall buildings in this view should be concentrated in a
confined cluster that expresses a hierarchy between
towers and is focused on a single high point, and
thereby create a distinctive yet less domineering
skyline composition in this view.
The height of tall buildings and development more
generally should be proportionate to the scale and
grain of the surrounding townscape.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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4.21 VIEW K21 - PADDINGTON CEMETERY
ABOUT THE VIEW
The view is taken from within Paddington Cemetery
looking south-west.
DIRECTION
South-west
RANGE
Long
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.35: K17 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The view is taken from with the Paddington Cemetery
Conservation area from the route that leads from
its main entrance to the central chapel. The special
character of the area can be mostly attributed to
the formally arranged Paddington Cemetery with its
attractive buildings and landscaping. The cemetery
is laid out with a grid of paths which all lead to the
listed chapels with rectangular grids to the south of
the cemetery. To the north of the cemetery the paths
radiate in a semi circular/horse shoe grid pattern.
This regular grid pattern of paths creates an attractive
environment.1

The townscape is sensitive to elements which detract
from the tranquil amenity qualities of the cemetery
and most sensitive to elements which compete with
the central hierarchy of the chapel and its spire. As a
working cemetery, there is a sensitivity to elements
which would detract from its tranquil qualities as a
place of remembrance.

This is a ‘DISTINCTIVE’ view of the central chapel
that sits central to the vista and whose bell tower can
be seen obliquely rising over an evergreen tree in the
foreground. The cemetery is characterised by formal
radial views towards the central chapel. Paths are
bounded by a formal layout of burial sites with grave
stones. Sparse trees in the northern section of the
cemetery allows long views across especially when trees
are not in leave, taking in the low rise development
beyond the boundary and the open sky.

The view down the axial path toward the chapel is linear
and focused. The view is sensitive to elements which
compete with the silhouette of the chapel and its spire
or more generally affect the openness of the view..

Loosely spaced mature trees create a green character
and screen some views across the cemetery. The
surrounding townscape is generally visible all around
the cemetery boundary, which contributes to its feeling
as a tranquil space within a wider urban setting. Some
tall buildings can be seen in various locations and serve
to urbanise the place within its wider context.

The townscape sensitivity is classified as MEDIUM.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The view sensitivity is classified as HIGH.

VIEW RECEPTORS
View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

•

Dogwalkers

•

Attendees as funerals and memorials

The view receptor sensitivity is classified as MEDIUM.

1

Paddington Cemetery Conservation Area Appraisal, Brent Council.  
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VIEW K21 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will not be visible from this
viewing location.

The Scenario 1 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

NIL

NEUTRAL
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VIEW K21 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The tallest towers of Scenario 2 will be visible as a
coalescing bulk over the rooftops of the residential
development in the background of the view. Currently
the development would be screened by an evergreen
tree, but this cannot be relied on. Without the tree the
development would be prominently visible adjacent to
the chapel and significantly detract from its setting.

The bulk of the tallest towers would be visible in this
view rising above the low rise setting in the background
and detract from the chapel. This will significantly
detract from the quality and composition of this view.
This impact is amplified as this is a highly formal view
along the main route into the cemetery and to the
chapel.

The magnitude of effect on the townscape is MEDIUM.

The magnitude of effect on the view is HIGH.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MODERATE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered ADVERSE.

The overall quality of effects is considered ADVERSE.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

Potential to reduce the height of tall buildings in this
location.

•

Test any proposed tall building in this view and
ensure the impact is acceptable.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW K21 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing will not be visible from this
viewing location.

The Scenario 3 massing will not be visible from this
viewing location.

The magnitude of effect on the townscape is NIL.

The magnitude of visual effect is considered NIL.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is NIL.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is NIL.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered NEUTRAL.

The overall quality of effects is considered NEUTRAL.
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
No recommended mitigation measures.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

NIL

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

NIL

NEUTRAL
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4.22 VIEW K22 - ROUNDWOOD PARK
ABOUT THE VIEW
The view is taken from the high panoramic viewing
place in Roundwood Park in the Borough of Brent
looking south-east.
DIRECTION
South-west
RANGE
Long
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.37: K22 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

Roundwood Park lies in a residential area of Willesden
in north-west London. The park is bounded to the
south-east by Harlesden Road, to the south by a playing
field, to the west by Longstone Avenue, and to the
north by Willesden New Cemetery and the Jewish
Cemetery. The boundary is marked to the south-east
by a wrought-iron fence set on a low red-brick wall with
gates, to the south by a wire fence, to the south-west
by a wooden fence with adjacent mature trees, to the
west on Longstone Avenue by a galvanized steel railing,
and to the north by a concrete fence. The c. 11ha park
rises towards a small hill in the western part called The
Knowle. From here views extend north to the Willesden
Cemeteries, north-west towards Wembley, and south to
the former site of Roundwood House.1

From The Knowle the park’s elevation gives wide
360° panoramic views of the surrounding and wider
townscape. These views show a variety of differing
character areas and tall buildings which help to situate
the park within a wider urban context. The townscape
is sensitive to elements which are uncontextual to their
immediate surroundings or appear overbearing on the
park environment.

The ‘CHARACTERISTIC’ view is part of a 360° viewing
point within Roundwood Park which enables an
appreciation of the surrounding context. From The
Knowle one can clearly see the Wembley development,
marked by the arch of Wembley Stadium, and a few
towers that mark Old Oak Common and North Acton.
Towards the Kensal Opportunity Areas currently there
are no notable landmarks.

The view is sensitive to elements which overdominate
the park, fragment the skyline and undermine legibility.

The townscape sensitivity is classified as MEDIUM.

The view sensitivity is classified as MEDIUM.

1

Roundwood Park Official List Entry, Historic England, 2001.

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

VIEW RECEPTORS
View receptors are:
•

People visiting the park

•

Passersby on foot

The view receptor sensitivity is classified as MEDIUM.

Image 1.38: View from Roundwood Park towards Wembley
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VIEW K22 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing is visible and will project in the
distance over the rooftops of existing buildings. Due
to the distance and height does not have any material
effect on the character of the park and is likely to be
hidden behind trees, but if visible could help with
legibility in marking the Kensal Opportunity Area on the
skyline.

The Scenario 1 massing will be visible and will project in
the distance and add some visual interest on the skyline.
It is likely to be hidden by trees, but where it becomes
visible it may enhance legibility as it marks Kensal
Opportunity Area on the skyline.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of effect on the view is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

A single outstanding landmark with a distinctive form
and architecture could enhance the legibility of the
Kensal Opportunity Area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR-NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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VIEW K22 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 2 massing will significantly stand out as
bulky mass over the suburban landscape and notably
project over the tops of trees. It breaks the treed skyline
and contributes to a minor urbanisation of the park,
but also will support orientation by marking the Kensal
Opportunity Area from the park. Its height indicates
a place of sub-regional significance which does not
correspond to its likely future place in the hierarchy.

The (almost) coalescing of the mass of two towers of
Scenario 2 will appear as a large mass rising out of the
suburban landscape. It will be prominently visible over
the treeline and create a new skyline accent that breaks
the currently natural and homogeneous horizon line
seen from the park in south eastern direction. It creates
a focus that urbanises the park landscape but that also
supports orientation and a sense of direction. However
the bulk of the towers coalesces and does not make for
an elegant or positively distinctive landmark in this view.

The magnitude of effect on the townscape is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

The magnitude of effect on the view is MEDIUM.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

204

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

A single outstanding landmark with a distinctive form
and architecture could enhance the legibility of the
Kensal Opportunity Area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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VIEW K22 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 3 massing is visible and will project in the
distance over the rooftops of existing buildings. Due
to the distance and height does not have any material
effect on the character of the park and is likely to be
hidden behind trees, but if visible could help with
legibility in marking the Kensal Opportunity Area on the
skyline.

The Scenario 3 massing will be visible and will project in
the distance and add some visual interest on the skyline.
It is likley to be hidden by trees, but where it becomes
visible it may enhance legibility as it marks Kensal
Opportunity Area on the skyline. Its form is very bulky
and lacks elegance and positive distinctiveness.

The magnitude of effect on the townscape is
NEGLIGIBLE.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MINOR-NEGLIGIBLE.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.
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The magnitude of effect on the view is LOW.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MINOR.
QUALITY OF EFFECTS
The overall quality of effects is considered NEUTRAL.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
•

A single outstanding landmark with a distinctive form
and architecture could enhance the legibility of the
Kensal Opportunity Area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MINOR-NEGLIGIBLE

NEUTRAL

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MINOR

NEUTRAL
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4.23 VIEW K23 - QUEEN’S PARK GARDENS
ABOUT THE VIEW
The view is taken from Queens Park Public Open Space
on Ilbert Road.
DIRECTION
South-west
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.40: K23 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VIEW RECEPTORS

The Queen’s Park Public Open Space is located within
the highly consistent Queen’s Park Estate Conservation
area which was originally developed by the Artisans,
Labourers and General Dwellings Company on eighty
acres of farmland north of Harrow Road, known as
‘Chelsea Removed’. The ‘Artisans Co.’ was founded in
1867, with the aim of building decent housing for the
industrial working classes. Building work began on the
Queen’s Park Estate in 1874, and by 1882, 1,571 houses
had been built with a further 499 houses in the process
of construction. Despite early problems, Queen’s Park
was a success and an important forerunner of the
emerging ‘Garden City’ movement and became equally
important in the development of early municipal
housing.

The fine grain, intricately detailed and highly consistent
townscape is sensitive to elements which project over
the roofscape and detract from the appreciation of the
delicate roofscape. The townscape is also sensitive to
elements which are of a differing scale and massing as
these will detract from the overall consistency.

The ‘DISTINCTIVE’ view is identified in the
Conservation Area Audit.

View receptors are:

The townscape sensitivity is classified as HIGH.

The Queen’s Park estate has a tight urban grain and
overall there is a sense of enclosure. As such, views into
and out of the Conservation Area are restricted and
there are no long open views. However there are local
views of importance. Important views are at junctions
particularly where gaps between terraced blocks offer
views into and along back gardens, helping to soften the
dense urban character of the environment and giving a
feeling of openness and space. 2
The view is characterised by the open and green
character of the Queen’s Park Public Open Space in the
foreground that offers a view onto the coherent two
storey terrace of artisan housing on Fourth Avenue and
St. Jude’s Chapel at the street corner set against the sky.

There is a consistency of architectural style, scale and
materials throughout the estate, creating a homogenous
area which still retains its separate character. While
there is a uniformity of design within each terrace, the
design and detailing varies from one terrace to the next.

•

People living in the area

•

Passersby on foot

•

People visiting the park

The view receptor sensitivity is classified as MEDIUM.

VISUAL SENSITIVITY
The view is sensitive to large scale intrusions over
the tops of buildings that detracts from the intricate
roofscape and the coherence of the terrace.
The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
HIGH.

The view sensitivity is classified as HIGH.
2

Queen’s Park Estate Conservation Area Audit, Westminster City Council.

These brick-faced, two storey houses were embellished
with a variety of architectural details including gothic
porches, turrets, gables, arches and polychromatic
brick detailings. The bricks were transported from the
company’s Alperton brickworks but were also made
from the yellow clay of the estate itself. The yellow
stock walls are interrupted by horizontal red brick bands
with red brick arches above the doors and windows.
The roofs are slate-clad with red clay ridge tiles and red
brick dentil detailing at eaves level. The uniform roof
height and pitch is relieved by projecting brick party
walls and chimney stacks topped with clay pots.1

1

Queen’s Park Estate Conservation Area Audit, Westminster City Council.  

Image 1.41: View of Ilbert Road
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VIEW K23 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

The Scenario 1 massing will project above the consistent
roofscape and will be in stark contrast with the
character of the townscape. Its proportions, massing,
and scale will diminish the scale and appreciation of
the houses in the foreground and detract from the
strong coherence and setting of the conservation area.
A few trees in the foreground are mitigating the impact
somewhat but this effect is limited when they are not in
leaf.

The Scenario 1 massing will introduce a scattering
of towers that starkly project above the roof line;
this vertical emphasis will contrast with the strong
horizontality and delicate roofscape with itsregular
rhythm of chimneys that form integral part of the design
of the terrace. It creates a significant skyline feature that
detracts from the fine grain domestic scaled terraces
with their intricate and subtle detailing.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the close proximity of the open space to the
opportunity area and the low height of the terrace
within this view, there is likely to be a visual impact
from the development in this view. The aim should
be to reduce the height of the towers so they avoid
being visible over roof scape. If the visibility of height
is unavoidable then the following principles should be
followed to minimise the impact.
•

Concentrate taller buildings in a single cluster to
reduce the fragmentation of the skyline

•

Move this cluster as far as possible to the left of the
view towards the edge of the conservation area,
where they are more likely hidden behind existing
trees.

•

Express a clear hierarchy of height within the cluster
with a dominant focal building and other subordinate
buildings to create a distinct skyline feature that can
act as a landmark

•

The height of tall buildings should appear
proportionate to the terraces in the foreground and
the tallest building should not rise higher than 2x the
height of the terrace above the roof line

•

Materiality and design of taller building will need
particular attention and avoid a conspicuous
appearance that contrast with the prevailing pattern
and tone of colours and materials in the conservation
area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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VIEW K23 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

QUALITY OF EFFECTS

MAGNITUDE OF EFFECTS

A significant mass of development of Scenario 2
including a number of large towers and a coalescing bulk
will rise above the consistent roofscape of the terrace
defining the open space. Its proportions, massing, and
scale will completely diminish the domestic scale houses
in the foreground. This has a damaging impact on the
low rise townscape and the tranquillity of the place,
and will significantly detract from the strong coherence
and setting of the conservation area. A few trees in the
foreground are mitigating the impact somewhat but this
effect is limited when they are not in leaf.

The overall quality of effects is considered ADVERSE.

The Scenario 2 massing will introduce a scattering of
towers and bulky mass that starkly project above the
roofscape; this new emphasis in the sky will undermine
the strong horizontality and delicate roofscape with
its regular rhythm of chimneys that form integral part
of the design of the terrace. It creates a overwhelming
skyline feature that undermines the fine grain domestic
scaled terraces with their intricate and subtle detailing.

The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR.
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The magnitude of effect on the view is VERY HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the close proximity of the open space to the
opportunity area and the low height of the terrace
within this view, there is likely to be a visual impact
from the development in this view. The aim should
be to reduce the height of the towers so they avoid
being visible over roof scape. If the visibility of height
is unavoidable then the following principles should be
followed to minimise the impact.
•

Concentrate taller buildings in a single cluster to
reduce the fragmentation of the skyline

•

Move this cluster as far as possible to the left of the
view towards the edge of the conservation area,
where they are more likely hidden behind existing
trees.

•

Express a clear hierarchy of height within the cluster
with a dominant focal building and other subordinate
buildings to create a distinct skyline feature that can
act as a landmark

•

The height of tall buildings should appear
proportionate to the terraces in the foreground and
the tallest building should not rise higher than 2x the
height of the terrace above the roof line

•

Materiality and design of taller building will need
particular attention and avoid a conspicuous
appearance that contrast with the prevailing pattern
and tone of colours and materials in the conservation
area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR

ADVERSE
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VIEW K23 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

A number of towers of Scenario 3 rise above the
consistent roofscape of the terrace defining the open
space. Albeit more modest in height than in Scenarios
1 and 2, they will still have an impact on the scale and
integrity of the domestic scale houses in the foreground.
The towers detract from the low rise coherence of the
townscape and the setting of the conservation area. A
few trees in the foreground are mitigating the impact
somewhat but this effect is limited when they are not in
leaf.

The Scenario 3 massing will introduce a scattering of
towers that project in various places above the roof
line; this vertical emphasis will contrast with the strong
horizontality and delicate roofscape with its regular
rhythm of chimneys that form integral part of the design
of the terrace. It creates a uncontextual skyline feature
that detracts from the fine grain domestic scaled
terraces with their intricate and subtle detailing.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the close proximity of the open space to the
opportunity area and the low height of the terrace
within this view, there is likely to be a visual impact
from the development in this view. The aim should
be to reduce the height of the towers so they avoid
being visible over roof scape. If the visibility of height
is unavoidable then the following principles should be
followed to minimise the impact.
•

Concentrate taller buildings in a single cluster to
reduce the fragmentation of the skyline

•

Move this cluster as far as possible to the left of the
view towards the edge of the conservation area,
where they are more likely hidden behind existing
trees.

•

Express a clear hierarchy of height within the cluster
with a dominant focal building and other subordinate
buildings to create a distinct skyline feature that can
act as a landmark

•

The height of tall buildings should appear
proportionate to the terraces in the foreground and
the tallest building should not rise higher than 2x the
height of the terrace above the roof line

•

Materiality and design of taller building will need
particular attention and avoid a conspicuous
appearance that contrast with the prevailing pattern
and tone of colours and materials in the conservation
area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
HIGH

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

HIGH

MAJOR-MODERATE

ADVERSE
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4.24 VIEW K24 - HALSTOW ROAD
ABOUT THE VIEW
The view is taken from Halstow Road looking south
towards the Kensal Canalside Opportunity Area site.
DIRECTION
South
RANGE
Short
REFERENCES IN OTHER DOCUMENTATION:
None

Image 1.43: K24 - Existing View
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OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

TOWNSCAPE CHARACTER

TOWNSCAPE SENSITIVITY

EXISTING VIEW CHARACTER

VISUAL SENSITIVITY

The townscape in this area is primarily low rise Victorian
terrace buildings with some outward visibility of new
and taller developments within the wider townscape
context.

The townscape is moderately consistent but is situated
in situated within a townscape that is experiencing
transition and change which has urbanised the area.

The ‘CHARACTERISTIC’ view is a linear view down a
moderately scaled terraced street. The end of the view
is terminated on low rise residential terraces.

The view is of a consistent low rise townscape with a
consistent roofline.

The townscape sensitivity is classified as MEDIUM.

The view sensitivity is classified as MEDIUM.

VIEW RECEPTORS

The total visual sensitivity, combining the sensitivity of
the view itself and the view receptors, is classified as
MEDIUM.

View receptors are:
•

People living in the area

•

People working in the area

•

Passersby on foot

•

Passersby on bicycles

•

Passersby in vehicles

The view receptor sensitivity is classified as MEDIUM.

Image 1.44: View east towards Chamberlayne Road
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VIEW K24 - SCENARIO 1: SPD MODEL + POINTS OF HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 1 introduces two very tall towers and lower
rise development that will become visible from within
the street space, looming over the houses at the end
of the street. Being located in close proximity, and with
its proportions, massing, and scale, the development
would overwhelm the domestic and fine grain character
of the local townscape, and be overbearing on the
privacy and amenity of residents.

Two tall towers rise over the roofscape of this modest
street. They create a fragmentation of the skyline
with strong vertical emphasis. The towers are out of
proportion with the prevailing scale and height of
development in this view, and take away from the
domestic character and neighbourhood feel of the
street.

The magnitude of effect on the townscape is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 1 on the townscape is SIGNIFICANTMODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 1 on
the identified view is SIGNIFICANT-MODERATE
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the close proximity of this neighbourhood
and street to the opportunity area and the modest
height of the buildings within this view, there is a risk
that development visually intrudes into this space.
The aim should be to reduce the height of any taller
development so they avoid becoming prominently
visible in this streetscape. Other relevant principles to
minimise the impact:
•

Concentrate taller buildings in clusters to reduce the
fragmentation of the skyline by taller buildings

•

Clusters to be located in the eastern and western end
of the site where they would have a lesser impact on
this view

•

Express a clear hierarchy of height within the cluster
with a dominant focal building and other subordinate
buildings to create a distinct skyline feature that can
act as a landmark

•

The height of tall buildings should appear
proportionate to the terraces in the foreground and
the tallest building should not rise higher than 1-2x
the height of the terrace above the roof line

•

Materiality and design of taller building will need
particular attention and avoid a conspicuous
appearance that contrast with the prevailing pattern
and tone of colours and materials in the conservation
area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

SIGNIFICANT-MOD

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

SIGNIFICANT-MOD

ADVERSE
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VIEW K24 - SCENARIO 2: SPD MODEL WITH ADDITIONAL HEIGHT

TOWNSCAPE IMPACTS

VISUAL IMPACTS

MAGNITUDE OF EFFECTS

MAGNITUDE OF EFFECTS

Scenario 2 introduces three very tall towers and lower
rise development that will become visible from within
the street space, looming over the houses at the end
of the street. Being located in close proximity, and with
its proportions, massing, and scale, the development
would utterly overwhelm and diminish the domestic
and fine grain character of the local townscape, and be
significantly overbearing on the privacy and amenity of
residents.

Three tall towers rise over the roofscape of this modest
street. The towers visually exceed the height of the end
of terrace in the foreground and are completely out
of proportion with the prevailing scale and height in
this view. The create a domineering skyline focus that
take away from the integrity, domestic character and
neighbourhood feel of the street.

The magnitude of effect on the townscape is VERY
HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 2 on the townscape is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.
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The magnitude of effect on the view is VERY HIGH.
SIGNIFICANCE OF EFFECTS
Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 2 on
the identified view is MAJOR-MODERATE.
QUALITY OF EFFECTS
The overall quality of effects is considered ADVERSE.

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the close proximity of this neighbourhood
and street to the opportunity area and the modest
height of the buildings within this view, there is a risk
that development visually intrudes into this space.
The aim should be to reduce the height of any taller
development so they avoid becoming prominently
visible in this streetscape. Other relevant principles to
minimise the impact:
•

Concentrate taller buildings in clusters to reduce the
fragmentation of the skyline by taller buildings

•

Clusters to be located in the eastern and western end
of the site where they would have a lesser impact on
this view

•

Express a clear hierarchy of height within the cluster
with a dominant focal building and other subordinate
buildings to create a distinct skyline feature that can
act as a landmark

•

The height of tall buildings should appear
proportionate to the terraces in the foreground and
the tallest building should not rise higher than 1-2x
the height of the terrace above the roof line

•

Materiality and design of taller building will need
particular attention and avoid a conspicuous
appearance that contrast with the prevailing pattern
and tone of colours and materials in the conservation
area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MAJOR-MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MAJOR-MODERATE

ADVERSE
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VIEW K24 - SCENARIO 3: SPD MODEL WITH LESS HEIGHT

TOWNSCAPE IMPACTS
MAGNITUDE OF EFFECTS

VISUAL IMPACTS

Scenario 3 introduces two tall buildings and some lower
rise development that will become visible from within
the street space. Their height is less than in scenario
1 and as such their impact is somewhat reduced. The
towers project over the roofscape on either side of
the street. Being located in close proximity, and with
its proportions, massing, and scale, the development
would compete with the domestic and fine grain
character of the local townscape, and affect the privacy
and amenity of residents.

Two towers rise over the roofscape of this modest
street. The tower to the east stands clear whilst the
other interfere with the roofscape of the terrace on the
western side of the street. Together they contribute to
a fragmented skyline. Especially the eastern tower is
out of proportion with the prevailing scale and height
of development in this view, and affects the domestic
character and neighbourhood feel of the street.

The magnitude of effect on the townscape is MEDIUM.

The magnitude of effect on the view is MEDIUM.

SIGNIFICANCE OF EFFECTS

SIGNIFICANCE OF EFFECTS

Based on the identification of townscape sensitivities
and assessment of the potential magnitude of
townscape effects, the overall the significance of effects
of Scenario 3 on the townscape is MODERATE.

Based on the identification of visual sensitivities and
assessment of the potential magnitude of visual effects,
the overall the significance of effects of Scenario 3 on
the identified view is MODERATE.

QUALITY OF EFFECTS

QUALITY OF EFFECTS

The overall quality of effects is considered ADVERSE.

The overall quality of effects is considered ADVERSE.
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MAGNITUDE OF EFFECTS

OPPORTUNIT Y AREA HEIGHTS ANALYSIS DR AFT REPORT

RECOMMENDED MITIGATION MEASURES
Given the close proximity of this neighbourhood
and street to the opportunity area and the modest
height of the buildings within this view, there is a risk
that development visually intrudes into this space.
The aim should be to reduce the height of any taller
development so they avoid becoming prominently
visible in this streetscape. Other relevant principles to
minimise the impact:
•

Concentrate taller buildings in clusters to reduce the
fragmentation of the skyline by taller buildings

•

Clusters to be located in the eastern and western end
of the site where they would have a lesser impact on
this view

•

Express a clear hierarchy of height within the cluster
with a dominant focal building and other subordinate
buildings to create a distinct skyline feature that can
act as a landmark

•

The height of tall buildings should appear
proportionate to the terraces in the foreground and
the tallest building should not rise higher than 1-2x
the height of the terrace above the roof line

•

Materiality and design of taller building will need
particular attention and avoid a conspicuous
appearance that contrast with the prevailing pattern
and tone of colours and materials in the conservation
area.

TOWNSCAPE IMPACT
Townscape sensitivity
Townscape significance of
effects
Townscape quality of effects

VISUAL IMPACT
MEDIUM

MODERATE

ADVERSE

Visual sensitivity

Visual significance of effects

Visual quality of effects

MEDIUM

MODERATE

ADVERSE
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5 KENSAL CANALSIDE OPPORTUNITY AREA ASSESSMENT MATRIX

View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

Receptor
Sensitivity

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance
effect
of Impact

Visual
Quality of
Effects

K1

S1

South-west

Short

Medium

Medium-High Significantmoderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S2

South-west

Short

Medium

High

Significantmoderate

Adverse

Distinctive

Medium

High

High

Very High

Major

Adverse

S3

South-west

Short

Medium

Medium-Low

Moderateminor

Adverse

Distinctive

Medium

High

High

Medium

Significantmoderate

Adverse

S1

South-east

Very Short

High

Very High

Major

Adverse

Strategic

High

Very High

Very High

Very High

Profound

Adverse

S2

South-east

Very Short

High

Very High

Major

Adverse

Strategic

High

Very High

Very High

Very High

Profound

Adverse

S3

South-east

Very Short

High

Medium

Significantmoderate

Adverse

Strategic

High

Very High

Very High

High

Major

Adverse

S1

East

Short

High

High

Majormoderate

Adverse

Strategic

High

Very High

Very High

High

Major

Adverse

S2

East

Short

High

Very High

Major

Adverse

Strategic

High

Very High

Very High

Very High

Profound

Adverse

S3

East

Short

High

High

Majormoderate

Adverse

Strategic

High

Very High

Very High

High

Major

Adverse

S1

South-east

Short

Medium

Very High

Majormoderate

Adverse

Strategic

High

Medium

High

Very High

Major

Adverse

S2

South-east

Short

Medium

Very High

Majormoderate

Adverse

Strategic

High

Medium

High

Very High

Major

Adverse

S3

South-east

Short

Medium

Very High

Majormoderate

Adverse

Strategic

High

Medium

High

Very High

Major

Adverse

S1

East

Medium

Low

Medium

Minor

Beneficial

Characteristic Low

Medium

Medium

High

Moderate

Beneficial

S2

East

Medium

Low

Medium

Minor

Beneficial

Characteristic Low

Medium

Medium

High

Moderate

Beneficial

S3

East

Medium

Low

Low

Minornegligible

Beneficial

Characteristic Low

Medium

Medium

Medium

ModerateMinor

Beneficial

S1

West

Very Short

Medium

Very High

Majormoderate

Neutral

Limited

Low

Very Low

Low

High

Minor

Beneficial

S2

West

Very Short

Medium

Very High

Majormoderate

Neutral

Limited

Low

Very Low

Low

Very High

ModerateMinor

Beneficial

S3

West

Very Short

Medium

High

Significantmoderate

Neutral

Limited

Low

Very Low

Low

High

Minor

Beneficial

K2

K3

K4

K5

K6
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View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

K7

S1

West

Medium

Low

Nil

Nil

Neutral

S2

West

Medium

Low

Nil

Nil

S3

West

Medium

Low

Nil

S1

North-west

Very Short

Medium

S2

North-west

Very Short

S3

North-west

S1

K8

K9

K10

K11

K12

K13

Receptor
Sensitivity

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance
effect
of Impact

Visual
Quality of
Effects

Characteristic Medium

Medium

Medium

Nil

Nil

Neutral

Neutral

Characteristic Medium

Medium

Medium

Nil

Nil

Neutral

Nil

Neutral

Characteristic Medium

Medium

Medium

Nil

Nil

Neutral

Medium

Moderate

Neutral

Characteristic Medium

Medium

Medium

High Medium

Significantmoderate

Adverse

Medium

High

Significantmoderate

Adverse

Characteristic Medium

Medium

Medium

Very High

Majormoderate

Adverse

Very Short

Medium

Medium

Moderate

Neutral

Characteristic Medium

Medium

Medium

Medium

Moderate

Adverse

West

Very Short

Low

Low Medium

Minor

Neutral

Characteristic Low Medium

Medium

Medium

Low Medium

ModerateMinor

Beneficial

S2

West

Very Short

Low

High

ModerateMinor

Adverse

Characteristic Low Medium

Medium

Medium

High

Significantmoderate

Adverse

S3

West

Very Short

Low

Low

Minornegligible

Beneficial

Characteristic Low Medium

Medium

Medium

Low

Minor

Beneficial

S1

West

Very Short

Medium

High

Significantmoderate

Adverse

Distinctive

High

High

High

High

Majormoderate

Adverse

S2

West

Very Short

Medium

Very High

Majormoderate

Adverse

Distinctive

High

High

High

Very High

Major

Adverse

S3

West

Very Short

Medium

Low Medium

ModerateMinor

Neutral

Distinctive

High

High

High

Low Medium

Moderate

Neutral

S1

North-west

Short

Medium

Low

Minor

Neutral

Characteristic Low

Medium

Medium

Low

Minor

Neutral

S2

North-west

Short

Medium

High

Significantmoderate

Adverse

Characteristic Low

Medium

Medium

High

Moderate

Adverse

S3

North-west

Short

Medium

Low

Minor

Neutral

Characteristic Low

Medium

Medium

Low

Minor

Neutral

S1

North-east

Short

Medium

Medium

Moderate

Adverse

Characteristic Medium

Medium

Medium

Medium

Moderate

Adverse

S2

North-east

Short

Medium

Very High

Majormoderate

Adverse

Characteristic Medium

Medium

Medium

Very High

Majormoderate

Adverse

S3

North-east

Short

Medium

Low

Minor

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Adverse

S1

North

Short

Medium

Low

Minor

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

S2

North

Short

Medium

Medium

Moderate

Neutral

Characteristic Medium

Medium

Medium

Medium

Moderate

Neutral

S3

North

Short

Medium

Low

Minor

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

225

View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

K14

S1

North-west

Short

High

High

Majormoderate

Adverse

S2

North-west

Short

High

Very High

Major

S3

North-west

Short

High

High

S1

North

Medium

Medium

S2

North

Medium

S3

North

S1

K15

K16

K17

K18

K19
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Receptor
Sensitivity

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance
effect
of Impact

Visual
Quality of
Effects

Characteristic Medium

Medium

Medium

High

Significantmoderate

Adverse

Adverse

Characteristic Medium

Medium

Medium

Very High

Majormoderate

Adverse

Majormoderate

Adverse

Characteristic Medium

Medium

Medium

High

Significantmoderate

Adverse

Low

Minor

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

Medium

Medium

Moderate

Adverse

Characteristic Medium

Medium

Medium

Medium

Moderate

Adverse

Medium

Medium

Low

Minor

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

North-west

Short

Low

Medium

Minor

Adverse

Characteristic Low

Low

Low

High

ModerateMinor

Adverse

S2

North-west

Short

Low

High

Moderate

Adverse

Characteristic Low

Low

Low

Very High

Moderate

Adverse

S3

North-west

Short

Low

Low Medium

Minor

Adverse

Characteristic Low

Low

Low

Medium

Minor

Adverse

S1

West

Medium

Low

Negligible

Negligible

Neutral

Characteristic Medium

Medium

Medium

Negligible

Negligible

Neutral

S2

West

Medium

Low

Low

Minor

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

S3

West

Medium

Low

Nil

Nil

Neutral

Characteristic Medium

Medium

Medium

Nil

Nil

Neutral

S1

North-west

Long

Medium

High

Significantmoderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S2

North-west

Long

Medium

Very High

Majormoderate

Adverse

Distinctive

Medium

High

High

Very High

Major

Adverse

S3

North-west

Long

Medium

High

Significantmoderate

Adverse

Distinctive

Medium

High

High

Medium

Significantmoderate

Adverse

S1

North-west

Long

High

High

Majormoderate

Adverse

Distinctive

High

Medium

High

Medium

Significantmoderate

Adverse

S2

North-west

Long

High

Very High

Major

Adverse

Distinctive

High

Medium

High

Very High

Major

Adverse

S3

North-west

Long

High

High

Majormoderate

Adverse

Distinctive

High

Medium

High

Medium-Low

Moderate

Adverse
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View

View No.

Direction

Range

Townscape
Sensitivity

Townscape
Townscape
Townscape
magnitude of Significance of Quality of
effect
Impact
Effects

Value of
View

Receptor
Sensitivity

View
Sensitivity
(based on
view value)

Total Visual
Sensitivity
(combined
receptor
& view
sensitivity)

Visual
Visual
magnitude of Significance
effect
of Impact

Visual
Quality of
Effects

K20

S1

North-east

Short

Medium

High

Significantmoderate

Adverse

Distinctive

Medium

Medium

Medium

High

Significantmoderate

Adverse

S2

North-east

Short

Medium

Very High

Majormoderate

Adverse

Distinctive

Medium

Medium

Medium

Very High

Majormoderate

Adverse

S3

North-east

Short

Medium

High

Significantmoderate

Adverse

Distinctive

Medium

Medium

Medium

High

Significantmoderate

Adverse

S1

South-west

Long

Medium

Nil

Nil

Neutral

Distinctive

Medium

High

High

Nil

Nil

Neutral

S2

South-west

Long

Medium

Medium

Moderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S3

South-west

Long

Medium

Nil

Nil

Neutral

Distinctive

Medium

High

High

Nil

Nil

Neutral

S1

South-east

Long

Medium

Negligible

MinorNegligible

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

S2

South-east

Long

Medium

Low

Minor

Adverse

Characteristic Medium

Medium

Medium

Medium

Moderate

Adverse

S3

South-east

Long

Medium

Negligible

MinorNegligible

Neutral

Characteristic Medium

Medium

Medium

Low

Minor

Neutral

S1

South-west

Short

High

High

Majormoderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S2

South-west

Short

High

Very High

Major

Adverse

Distinctive

Medium

High

High

Very High

Major

Adverse

S3

South-west

Short

High

High

Majormoderate

Adverse

Distinctive

Medium

High

High

High

Majormoderate

Adverse

S1

South

Short

Medium

High

Significantmoderate

Adverse

Characteristic Medium

Medium

Medium

High

Significantmoderate

Adverse

S2

South

Short

Medium

Very High

Majormoderate

Adverse

Characteristic Medium

Medium

Medium

Very High

Majormoderate

Adverse

S3

South

Short

Medium

Medium

Moderate

Adverse

Characteristic Medium

Medium

Medium

Medium

Moderate

Adverse

K21

K22

K23

K24
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