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This note summarises the design commentary of the emerging proposals at Bramley Road in relation to the justification for 

a tall building and compliance with London Plan Policy D9. It is a consolidation of the information presented to officers at 

the pre-application meeting held on 11 August 2022 and the policy commentary within the Montagu Evans Heritage, 

Townscape and Visual Impact Appraisal (HTVIA) submitted as part of the pre-application pack. This note should be read 

alongside the HTVIA and the KPF presentation. 

Design Narrative 

As presented by KPF at the pre-application meeting, the design rationale and justification for a tall building at the site is set 

out below. 

1. Established pattern of tall buildings in wider context of site 

The site is on the Westway, which as a major thoroughfare is characterised by tall buildings along its length. These 

buildings mark different areas as one moves across West London. Locally, the White City / Imperial College cluster creates 

an intensity of uses and height of the establishing Life Science / Research Centre. This cluster also creates a need for a 

critical mass of supporting accommodation in the wider area.  

RBKC, in the Building Heights SPD (shown below in Figure 1), identify the towers around Latimer Rd tube station as a local 

cluster. The site can be seen as part of this cluster area and presents an opportunity to improve the composition of the 

area by including height either side of the Westway, creating a more balanced grouping. 

The SPD notes that the buildings within this cluster do not relate to the character of the neighbouring area. As set out in 

this note and the KPF presentation, a key principle of the design is to strongly link the proposals to the character of the 

surrounding area and conservation area through materiality and architectural form. This can be further explored and refined 

with officers. 
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2. The Site  

The site has an existing office building and a larger one approved. It has been established that the site is not successful as 

an office location and its potential is not being realised.  

The existing use and previous consent establish a level of intensity for use, servicing and impacts on neighbours and the 

surrounding area, including the conservation area. The tall building proposal seeks to generate no greater daylight, 

servicing or noise impacts than the approved scheme, and in fact may be able to be less impactful in some of these 

aspects.  

The site has two very contrasting factors - the scale and intensity of the Westway and Modernist development to the south 

of the site, and its proximity to the conservation area to the north. To a degree the Westway is a barrier with very different 

characters either side. The historic pattern shows that there was a noticeable reduction in north south permeability just to 

the northern boundary of the site even before the Westway. The site is therefore in a blurred boundary condition of 

considerable interest. 

Figure 1 - Extract from Tall Buildings SPD 
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The RBKC Building Heights SPD identifies that tall buildings are inappropriate in the conservation area, and highly 

sensitive in the buffer zone areas. This however should be viewed in the context that some factors, identified above, 

suggest that a tall building can be appropriate in this location. 

In sensitive areas there are a clear set of issues to be addressed. RBKC summarises these in the Building Heights SPD as 

design quality, townscape legibility and London wide public uses. There is within the RBKC Building Heights SPD and 

London Plan, a series of other tests and criteria that are set out, directing decision makers to balance impacts, mitigation 

and benefits. This addressed in further detail below.  

3. Design Excellence 

We believe the scheme is capable of being of exemplary design. We have focused on a new and distinctive approach, 

suggesting a mix of massing components of varied materiality, carefully chosen to reflect characteristics of the 

conservation area and with sustainability criteria in mind. We consider that the initial views demonstrate that impacts can 

be mitigated through our design approach. This can be further refined with officers. 

We outlined how we could extend the design excellence to carbon, both operationally and embodied, and also to 

incorporate urban greening and wellness criteria to inform the design. This can be achieved through measures such as 

garden terraces, which provide amenity value for occupants as well as contributing to urban greening. 

4. Townscape Legibility 

Our analysis to date has sought to demonstrate that within the conservation area as a whole, there is a limited zone of 

visibility. As discussed, we will undertake further analysis to identify all viewpoints that the building is not visible from and 

render the proposals in any additional views that it is, to fully understand the extent of any potential impacts on the 

conservation area as a whole. This will be informed by the accompanying ZTV (winter conditions with no leaves), which 

illustrates a worst case scenario of where the proposals are visible from within the surrounding area. The ZTV initially 

demonstrates that the proposals will be visible from only a small part of the conservation area. Some of these views are 

also likely to be obscured and limited to glimpsed or partial views. Through reduced height and careful design, we have 

sought to mitigate impacts in the views identified to date. The detail of this design can be further developed with officers. 

Conversely, as one approaches from within the conservation area to the main link way south, the building seeks to mark 

the extraordinary transformation that occurs at the edge of the conservation area. This will transform the permeability north-

south, and create a destination of activity for the wider community from all directions. Approaching from the south, the 

proposals create a destination that makes a strong link to the wider emerging innovation area. 

The interaction with the towers to the south of our proposal breaks down the effect of the Westway as a dividing line, and 

shows how towers can evolve and positively contribute to the townscape and wider area. 

5. London Wide Relevance  

A national priority is the Academic and Research Sector, the knowledge economy and in particular Life Science Research. 

It has been established that innovation groupings of academic and research buildings need supporting residential 

accommodation and start up space to be viable and successful. KPF have experience of this and are working with Kings 

College London on the SC1 initiative and in Boston at South SeaPort. These projects highlight the importance of providing 

accommodation to support these areas, and this site is an opportunity to create a critical mass capable of doing so in this 

location. 

The increase in skills and accessibility to education and work is also a high priority. Our proposals can include for ways to 

make schools links to higher education, and affordable incubator space for emerging businesses, both locally or student 

inspired. KPF have a case study at Southwark that we can share, which shows how these measurable benefits can be 

realised. The proposals seek to be inclusive, particularly for younger people from different backgrounds. The case for 

economic activity and positive catalyst for change has been set as an objective for the proposals and can be further 

defined with officers. 

London Plan Policy D9 

Policy D9 of the London Plan requires local planning authorities to determine if there are locations where tall buildings may 

be an appropriate form of development and identify those on maps. The Site has not been specifically identified by the 

Council as being suitable for tall buildings and as a result this element of the proposed development conflicts with parts A 

and B of the Policy D9 of the London Plan. However, Policy D9 Part C sets out specific criteria by which the acceptability of 
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a tall building can be assessed, including its visual, functional, environmental and cumulative impacts. Recent appeal   and 

court of appeal judgements have confirmed that a development can be acceptable in areas that the local authority has not 

identified as being suitable for a tall building, if the impacts in Part C are addressed. 

1) VISUAL IMPACTS 

a) the views of buildings from different distances: 

As set out in the HTVIA, the appraisal will be developed into a (Built) Heritage, Townscape and Visual Impact Assessment 

and submitted as part of an application for planning permission. 

At present 15 viewpoint locations have been identified to help test the visual effects of the proposals. Their locations have 

been informed by the surrounding heritage assets, open land designations, surrounding townscape and the viewing 

direction and distance. Their final form (verified render, wireframe or illustrative) will be confirmed through design 

development and pre-application consultation. 

The selection of verified views and non-verified townscape views submitted within the supporting documentation, 

demonstrates the impact of the Proposed Development in long-range, mid-range and immediate views, discussed below. 

i long-range views – these require attention to be paid to the design of the top of the building. It should make a positive 

contribution to the existing and emerging skyline and not adversely affect local or strategic views 

The longer distance views show how the proposals will be seen from important open spaces in the wider vicinity, testing 

the potential for strategic impacts and affecting areas that are subject to national designations. Views 1 and 2 form part of 

the non-verified massing views and are situated within the open spaces of Wormwood and Little Wormwood Scrubs at 

distances of approximately 1.40 and 1.0km from the Site. In these views, the taller option will be evident within the 

backdrop of the view and will be partially occluded by interposing development. The upper storeys of the taller building will 

be seen in a similar way to other tall buildings on the Silchester Estate, adding to the richness of the skyline seen from 

these locations. 

From these open spaces, the reduced height option appears either largely or completely occluded from view by interposing 

development. Where visible, the scale of the building will sit comfortably within the view, siting within the roofline of 

development within the foreground and appearing at a similar height to existing buildings within the backdrop of the view. 

The contextual material palette, collection of slender volumes and the pitched roof forms to the top of the volumes create 

interest at the upper levels and present an attractive overall appearance. 

ii mid-range views from the surrounding neighbourhood – particular attention should be paid to the form and proportions of 

the building. It should make a positive contribution to the local townscape in terms of legibility, proportions and materiality. 

Views 5, 6, 7, 13 and 15 of the non-verified massing views represent a series of mid range views from the surrounding 

neighbourhood. 

The middle distance views demonstrate how the building will be seen in local views within the nearby Conservation Areas 

and streetscape on approach to the site from the north, south and east in particular. Over this distance, observers will be 

able to perceive the materiality of the proposals, which has been informed by the surrounding context of brick, stuccoed 

elements and buildings. 

In more prominent views, such as View 5, the proposals will appear as a slender element above existing interposing 

development. The form of the proposals is further divided into a selection of volumes that vary in height and contribute to 

the buildings visual interest. 

iii immediate views from the surrounding streets – attention should be paid to the base of the building. It should have a 

direct relationship with the street, maintaining the pedestrian scale, character and vitality of the street. Where the edges of 

the site are adjacent to buildings of significantly lower height or parks and other open spaces there should be an 

appropriate transition in scale between the tall building and its surrounding context to protect amenity or privacy. 

The base of the building is generally occluded from views by the surrounding residential development, although partial 

views are gained from along part of Bramley Road and Maxilia Green. At the base of the building, the proposals seek to 

include a community or commercial hub along with office space and amenity space. The options will provide natural 

surveillance to the streets and the proposed quantum will generate footfall to further animate the area. The proposals will 
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feature landscaping improvements at ground floor level which seek to create a new accessible public realm and enhance 

the existing pedestrian environment surrounding the Site. 

In the immediate context, the scale of the proposals have been carefully designed to respond to the local context, with the 

shorter volumes being located closer to the fine grain development to the north, and the taller volumes being located to 

south, adjacent to the Westway. Base platforms aligned with the adjacent with the fine grain development area provides 

visual cohesion between the building and serves to create a more gradual visual transition up to the taller elements. 

b) whether part of a group or stand-alone, tall buildings should reinforce the spatial hierarchy of the local and wider context 

and aid legibility and wayfinding 

We have already set out commentary on the transition in scale of the Proposed Development to the adjacent buildings. 

The proposals will be seen in the context of tall buildings that are located along the Westway. The current height options 

mediate in height between the taller Imperial College and Trellick Tower and the slightly shorter Whistable House and 

Dixon Tower, all of which are located with 500m of the Site. The height and mass of tall buildings vary along this arterial 

route and the proposal will sit within this established context.  

The massing of the proposals has been composed to form a collection of slender volumes. These have been carefully 

designed in response to the conservation area, with the volumes cascading down in height, with the shorter elements 

closer to the conservation area. Further, base platforms aligned with the adjacent buildings of lower scale within the 

conservation area provides visual cohesion between the building and the conservation area and serves to create a more 

gradual visual transition up to the taller massing. To the roofscape, pitched roof forms and differing orientations reflect the 

variation of roof form and orientation found in the conservation area. 

The site is currently occupied by an undistinguished building of no townscape value. The legibility of the site is poor. The 

proposals seek to enhance this through the addition of a new building composed of a series of elements which draw the 

eye in local and medium distance views and mark the site and its location next to the Westway. 

c) architectural quality and materials should be of an exemplary standard to ensure that the appearance and architectural 

integrity of the building is maintained through its lifespan. 

The design of the proposals is to be based on the existing surrounding local character and materiality. The materiality of 

the surrounding context is made up of London Stock brick, red brick, painted brick, stuccoed elements and concrete and 

will form a basis for the proposals. 

The proposal creates a series of characterful volumes which each references the local vernacular. The exemplary detailing 

is to be maintained as the building raises up, allowing for townscape views which clearly articulate the high architectural 

and materiality of the proposals. 

d) proposals should take account of, and avoid harm to, the significance of London’s heritage assets and their settings. 

Proposals resulting in harm will require clear and convincing justification, demonstrating that alternatives have been 

explored and that there are clear public benefits that outweigh that harm. The buildings should positively contribute to the 

character of the area. 

The site does not contain heritage assets but lies adjacent to the boundary of the Oxford Gardens Conservation Area. The 

existing building on the Site is not architecturally distinguished and interacts poorly with the surrounding townscape, and 

there are clear opportunities for enhancements to the Site with the redevelopment of the building with one of high 

architectural value that provides a better setting for the immediate Oxford Gardens Conservation and wider heritage 

assets, as well as forming a congruent and attractive addition to the townscape. It is worth noting that the existing setting of 

the conservation area is characterised by varied development, including that of tall and contemporary buildings at White 

City. 

As previously discussed the materiality of the proposals is to be informed by the surrounding context, including that of the 

conservation area which is made up from a range of materials including that of London stock brick and stuccoed elements. 

Roof forms such as butterfly roofs, gables and oblique roof profiles have been incorporated into the proposals. 

We have identified that some less than substantial harm to the character and appearance of the Oxford Gardens 

Conservation Area. The conservation area is however large, and the significance lies primarily in the consistent terraces 

and high quality of architecture that dominates the townscape layout to the north and east. The building lies within the 
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setting of a less consistently high quality part of the conservation area and in an area of transition next to the major 

infrastructure of the Westway which is a major dominating feature in the townscape. The harm is therefore at the lower end 

of the less than substantial harm spectrum. 

In relation to a finding on that basis, the decision maker is required to make a balanced planning judgement, taking into 

account the public benefits of the Proposed Development. Paragraph 200 of the NPPF advises the grant of consent only 

where there is a clear and convincing justification to harm, which comprises the balance of planning benefits set out in 

paragraph 202. The decision maker must consider the policy designations for the Site and the embedded design mitigation 

within the Proposed Development. Additionally, one must consider the countervailing planning benefits including the 

improvements to townscape function, visual amenity and those arising from the intensification of the land use. 

e) buildings in the setting of a World Heritage Site must preserve, and not harm, the Outstanding Universal Value of the 

World Heritage Site, and the ability to appreciate it. 

This limb of the policy is not applicable 

f) buildings near the River Thames, particularly in the Thames Policy Area, should protect and enhance the open quality of 

the river and the riverside public realm, including views, and not contribute to a canyon effect along the river. 

This limb of the policy is not applicable 

2) FUNCTIONAL IMPACT 

a) the internal and external design, including construction detailing, the building’s materials and its emergency exit routes 

must ensure the safety of all occupants 

KPF Architects have integrated safety measures into the design of the circulation to ensure safety in ‘normal’ and 

emergency situations. 

b) buildings should be serviced, maintained and managed in a manner that will preserve their safety and quality, and not 

cause disturbance or inconvenience to surrounding public realm. Servicing, maintenance and building management 

arrangements should be considered at the start of the design process 

KPF have considered the existing poor scenario with regards to servicing and maintenance and seek to improve this with 

the proposed arrangement. Reference should be made to the pre-application document submitted with this request for full 

details. 

c) entrances, access routes, and ground floor uses should be designed and placed to allow for peak time use and to 

ensure there is no unacceptable overcrowding or isolation in the surrounding areas 

The access and permeability across the site will be significantly improved by the proposals and will encourage pedestrian 

flow to the building and through the public realm, enhancing connectivity with the surrounding area. 

d) it must be demonstrated that the capacity of the area and its transport network is capable of accommodating the 

quantum of development in terms of access to facilities, services, walking and cycling networks, and public transport for 

people living or working in the building 

The above two elements will be explored further as part of the development of the emerging design and the technical 

information made available to RBKC and the GLA. 

e) jobs, services, facilities and economic activity that will be provided by the development and the regeneration potential 

this might provide should inform the design so it maximises the benefits these could bring to the area, and maximises the 

role of the development as a catalyst for further change in the area 

The re-provision of the commercial (employment) element of the scheme and the provision of new student accommodation 

will deliver opportunities in the local area and community. Reference should be made to the pre-application document 

prepared by KPF and the supporting information prepared also by Knight Frank. 

f) buildings, including their construction, should not interfere with aviation, navigation or telecommunication, and should 

avoid a significant detrimental effect on solar energy generation on adjoining buildings.” 

This has been tested and is not applicable to these proposals. 
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3) ENVIRONMENTAL IMPACT 

a) wind, daylight, sunlight penetration and temperature conditions around the building(s) and neighbourhood must be 

carefully considered and not compromise comfort and the enjoyment of open spaces, including water spaces, around the 

building 

Rigorous testing has been carried out to ensure the building is designed to avoid harm to the comfort levels and experience 

of the environment of the immediate surrounding area. This is demonstrated in the pre – application document prepared by 

KPF. 

b) air movement affected by the building(s) should support the effective dispersion of pollutants, but not adversely affect 

street-level conditions 

c) noise created by air movements around the building(s), servicing machinery, or building uses, should not detract from 

the comfort and enjoyment of open spaces around the building 

The above two elements will be explored further as part of the development of the emerging design and the technical 

information made available to RBKC and the GLA. 

4) CUMULATIVE IMPACTS 

a) the cumulative visual, functional and environmental impacts of proposed, consented and planned tall buildings in an 

area must be considered when assessing tall building proposals and developing plans for an area. Mitigation measures 

should be identified and designed into the building as integral features from the outset to avoid retro-fitting. 

We have considered it and no effects on heritage, townscape or visual receptors will arise from the cumulative position. 

5) PUBLIC ACCESS 

d) Free to enter publicly-accessible areas should be incorporated into tall buildings where appropriate, particularly more 

prominent tall buildings where they should normally be located at the top of the building to afford wider views across 

London. 

Whilst the proposals seek to include an amenity space to the top of the building, access from a public perspective hasn’t 

been explored, however this is something that could be considered during the pre-application discussions. 

Public Benefits 

The main benefits of the proposals may be identified as: 

• The Proposals will help to meet a significant need for PBSA in RBKC, and the wider catchment, including the delivery 

of affordable PBSA. This will help to divert students to PBSA - Releasing pressure on existing housing stock within 

RBKC through the provision of PBSA (2.5 PBSA units = 1 home);  

• The redevelopment of an underutilised Site that detracts from the character, appearance, and function of the 

townscape; 

• The proposals provide the opportunity for ground floor active uses; 

• Connect local people with higher education (mechanism TBC);  

• Enhance the setting of the Wall of Truth and Hope Gardens;  

• Provide financial contributions towards existing local community projects;  

• Generate significant increased expenditure in the local economy during the construction period, and once the Site is 

operational, supporting local shops, amenities and services;  

• The proposals will provide a number of jobs during the construction and operational phase; 

• Enhance the quality of the public realm through improvements to permeability and pedestrian safety, new landscaping 

and the creation of defensible barriers with the existing residential properties on the boundary; 

• Provision of appropriate and high quality amenity space; 
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• Community benefit from the proposes uses and accessible amenity spaces, which will engage community and create 

social value;  

• The proposals would form a congruent and attractive addition to the townscape and its high quality architectural design 

will deliver a number of urban design benefits; 

• The initial views analysis demonstrates whilst the proposals introduce a new scale of development into the view, in 

many of the views the building would be partially occluded and seen in the context of the exiting tall and large 

buildings. Where visible, the building would add interest to the skyline and improve the visual amenity of the views with 

high quality architecture; and 

• Proposals to anticipate and as far as practically possible integrate with the aspirations to improve the Westway and its 

interface with the surrounding streetscape as set out in the Westway Urban Design Strategy (2019).  

Conclusion 

The existing building on the Site is of low architectural quality and interacts poorly with the surrounding streetscape. It 

contributes little to the townscape and its redevelopment has the potential to improve the area. 

The proposal options have evolved through a detailed understanding of the Site and the surrounding heritage and 

townscape context. The proposals comprise of the redevelopment of the Site, with a mixed use development comprising of 

student accommodation, flexible commercial and amenity space, along with public realm and landscaping enhancements. 

We believe there is a strong case to be made for a tall building of exemplar design and materiality in this location, taking 

into consideration the existing context of the site and surrounding area and design rationale. A tall building can mark a 

destination of activity for the wider community, creating an opportunity to strongly link the area and community with the 

White City / Imperial College cluster whilst meeting identified accommodation needs. 

The ZTV initially demonstrates that the proposals will be visible from only a small part of the conservation area. Some of 

these views are also likely to be obscured and limited to glimpsed or partial views. We have identified that some less than 

substantial harm to the character and appearance of the Oxford Gardens Conservation Area will likely arise. The 

conservation area is however large and the building lies within the setting of a less consistently high quality part of the 

conservation area and in an area of transition next to the major infrastructure of the Westway. The harm is therefore at the 

lower end of the less than substantial harm spectrum. 

As such, the decision maker is required to make a balanced planning judgement, taking into account the public benefits (as 

set out previously) of the Proposed Development.  

There are clear opportunities for enhancements to the Site and its relationship with the surrounding townscape, with the 

redevelopment of the building with one of high architectural value that responds to local character and provides a better 

setting for the immediate and wider heritage assets, as well as forming a congruent and attractive addition to the 

townscape. 

Further to our meeting, we are keen to work collaboratively with officers to progress the design of the proposals. As 

discussed, we propose to hold a session with officers at KPF’s office to identify views of the proposals in a 3D model. Any 

additional views can then be tested with rendered images. We will also further refine massing and architectural details to 

mitigate any potential less than substantial harm on the conservation area whilst ensuring that a viable and high quality 

proposal which delivers extensive public benefit can be delivered. 


