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Introduction to the site 

Kensal Canalside is identified as an Opportunity Area (KCOA) 
under Policy SD1 of the London Plan. It has been allocated to 
deliver a minimum of 3,500 homes and is RBKC’s largest site 
for the delivery of homes. The Opportunity Area is located 
south of the Grand Union Canal and Kensal Green Cemetery, 
in the northern area of the borough. It consists of the former 
Kensal Gasworks north of the railway line and the North Pole 
railway depot to the south. Part of the northern site is currently 
occupied by a Sainsbury’s supermarket and petrol station.  

A map of the London Borough boundaries 

CAMDEN 

SITE CONTEXT 
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An Introduction to the site - existing site photos 
SITE CONTEXT 

Images

1. A view eastwards along the Grand Union Canal 
2. An aerial view of the canal edge and cemetery. 
3. The water tower of the former gasworks.  Now in use as a private house. 
4. A view from the centre of the site within the Sainsbury car park. 
5. A view of the great western railway. 

1. 

2. 

3. 

4. 

5. 

As a whole the Kensal Canalside Opportunity Area site (KCOA) is 
a largely vacant and underused brownfield site.  Landlocked at 
the north and south and only accessible to vehicles at its eastern 
edge.  

It is the largest vacant site in the bourough.   The eastern half of 
the site houses a large Sainsbury superstore and associated car 
park.  The western half of the site stands vacant following the 
clearance of the gas works in the 1980’s.  
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1) 
The case for tall 
buildings 
Site history and context 
Key site characteristics 
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SUITABILITY FOR TALL BUILDINGS 
Site History and Heritage 

The scale of the industrial buildings linked to the 
former gas works have until very recently (the 
western gasholders were demolished in 2021) 
presented an imposing silhouette on the skyline of 
the local area. 

An aerial view of the site  and the former gasworks  

An 1950’s era photograph of the gasworks viewed from the west  

A 1920’s era photograph  of the site, with Kensal House under construction in the foreground.  

A 1950’s era map of the site showing the former Kensal Green Gasworks 

The former gasholder behind 
Kensal House 
was approximately 70m tall.   

The former gasholder at the western 
end of the site(demolished in 2021) 
was 50m tall. 
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SUITABILITY FOR TALL BUILDINGS 
Site History and Heritage 

The dramatic relationship between the large scale 
industrial buildings and the surrounding residential 
areas and cemetery landscape has been part of 
the areas character for many years.  As presented 
here in still images from various films made in the 
area. 

2. 

1. 

Images from film stills 

1 + 2. Steptoe and Sons Ride Again  (1973) 
3. Fleabag (2016)
4. The Lady in the Van (2015) 
5. Look Back in Anger (1959) 

3. 

5. 

4.  
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Trellick Tower 
31 storeys  

Permitted and proposed developments  
SITE CONTEXT - EXISTING AND EMERGING SKYLINE 

Aerial view looking south - taken from VU City  

Imperial College White 
City Campus 
35 storeys 

White City Living
35 storeys Earls Court Masterplan 

Consented scheme  

Under construction  

Completed   

This image, taken from VU city 
modelling software, places the 
KCOA site within the context 
of west london and other 
opportunity areas in RBKC and 
neighbouring boroughs.  

The KCOA site set within the context of other opportunity areas within london (pink areas)   

KCOA
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Park Royal / North Acton 

4 Portal Way
55 storeys 

The Portal 
36 storeys 

HS2 

North Kensington Gate 
24 storeys  

Trellick Tower 
31 storeys  

Permitted and proposed developments  
SITE CONTEXT - EXISTING AND EMERGING SKYLINE 

Aerial view looking westward - taken from VU City  

Old Oak Common Masterplan 

Mitre Yard 
22 storeys 

Consented scheme  

Under construction  

Completed   

This image, taken from VU city 
modelling software, places the 
KCOA site within the context 
of west london and other 
opportunity areas in RBKC and 
neighbouring boroughs.  

The KCOA site set within the context of other opportunity areas within london (pink areas)   

KCOA



Separation distances to north and south 

The site is unique in in that it sits largely 
independently from nearby residential neighours 
(with the exception of buildings at its eastern edge). 

The canal to the north and the train tracks to the 
south provide significant uninhabited edges to the 
site. 

The width of the canal and cemetery to the north 
and the train tracks and north pole site to the 
south, make for a considerable spatial seperation 
between the site and adjacent existing buildings.  

SITE CONTEXT 
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20

Figure 8: View of the Grand Union Canal

20

2) 
Opportunities and 
constraints 
Tall buildings and 
environment 
Height and Contrast 
vs uniform building 
heights
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SUITABILITY FOR TALL BUILDINGS 

Kensal Town island. 

Kensal town mapping c.1890

Seperated as it is from the north by the canal and 
from the south by the railway tracks, the character 
of Kensal town (shaded pink on the adjacent plan)
is seperate from that of the adjacent areas to the 
north and south. 

The street pattern and orientation, building 
typology, and pattern of public spaces take on 
a very different grain to that of the surrounding 
residential areas. 

There has always been a relationship between 
buildings on the KCOA site and the surrounding 
area and cemetery landscape.  There is an 
opportunity for this relationship to be continued 
with new development on site.  

The character of the Kensal Town island 

An aerial photo of the Kensal Town ‘Ile’ 

N
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SUITABILITY FOR TALL BUILDINGS 
Efficiency and optimum use of land 

North Acton
55 Storeys

Old Oak
70 Storeys

Scrubs Lane
24 Storeys

KCOA
31 Storeys

Trellick Tower 
31 Storeys

Merchant Sq
42 Storeys

Within the context of the emerging west london 
built form, a solution that includes tall buildings is 
not unique or dominant when looking at nearby 
clusters of development within opportunity areas. 

As a designated opportunity area on a largely 
brownfield site and isolated as it is from nearby 
neighbours, the site is a unique resource 
from which to develop a housing scheme that 
contributes to the boroughs shortfall in housing 
targets.  

Kensal Canalside is identified in the Mayor’s 
London Plan as an Opportunity Area (OA) with 
potential for 3,500 new homes and 2,000 new 
jobs by 2042. The OA was designated 2011 and is 
part of the Heathrow/Elizabeth Line West Growth 
Corridor.

A long section from Paddington to North Actoion situating recent masterplans and development sites. 

RBKC Housing Targets

A chart to describe RBKC housing delivery  over the last 10 years.  

29 storeys 
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THE BENEFIT OF TALLER BUILDINGS
Building height and relationship to public realm. 

To deliver residential outputs 
suggested by the SPD document at 
a uniform building height across the 
whole site would lead to a consistent 
building height of circa 13 storeys.  

Tall buildings provide the opportunity 
to create flexibility within the 
masterplan and to break up the 
building mass to respond to 
nearby heritage assests, to create 
appropriate street scenes and public 
realm. 

This flexibility is provided by way of 
building footprint, tall buildings can 
offer a greater amount of open space 
at ground level. 

As a general concept at the KCOA 
site, taller buildings at the south 
side of the site allow for lower level 
buildings at the canal edge. 

Individual taller buildings within 
the site allow for building height 
and mass to be reduced in other 
places to respond to key parts of the 
masterplan.  

Relationship between building height and footprint - Section study 

Relationship betweenn building height and footprint - Plan Study  

1 2 3 4Lower height, wider footprint Tall block and shoulder block
Space created at ground level 

Tall building, lower shoulder 
to public space.   

Marker building, more space at 
ground level 

8

16

24

15.1°

39°

61.9°

Sun angle - March 21st / June 21st / December 21st Story height 
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Aligning buildings to a north south orientation 
provides homes with an east or west axis and 
avoids single aspect north facing homes. 

Gaps between buildings allow for sun penetration  
to the centre of the masterplan and to provide 
natural daylight to the network of public realm. 

BUILDING ORIENTATION  
The site, building environment and aspect 

Apsect, gaps and building orientation  The height and massing approach 

N
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BUILDING ORIENTATION  
Layering and long views between buildings.   

 Building layering  and long views to and form site. 

Building upon the height and massing approach 
it is our opinion that an appropriate solution to 
building mass would be to position the short ends 
of buildings towards the canal edge.

This approach will allow long views both to and 
from the site from Kensal Green cemetery. 

At the sothern edge of the site where buildings 
meet the railway tracks, gaps between buildings 
will allow sunlight to pass between buildings to the 
centre of the masterplan and for long southern 
views from apartments. 

This approach coupled with the height and 
massing approach described in the diagram below 
will result in a layered approach to building mass, 
particularily when viewed from the north.   

The height and massing approach 

N
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ANALYSIS  OF CONTEXT 
Proximity to nearby listed buildings and listed landscape. 

The site sits to the south of Kensal Green 
cemetery, a listed landscape that includes listed 
buildings and many listed monuments. 

Due to the shape of the cemetery the experience 
of the proposed development at KCOA varies due 
to the geometry of the layout of the cemetery.  

The anglican chapel at the centre the cemetery lies 
approximately 450m from the centre of the KCOA 
site.  

The listed gateway and chapel within the eastern 
most portion of the cemtery have a closer 
relationship to the potential development within 
the KCOA site.  

1

2

3

4

The Anglican Chapel (Grade I listed) 

The entrance gateway (Grade II* listed) 

The dissenters chapel (Grade II* listed)   

Kensal House (Grade II* listed) 

1 2

3

4

5

5 Oxford Gardens conservation area  

6 Kensal Green Cemetery listed landscape   
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The site and its proximity to nearby listed buildings and landscape  
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3)
Conceptual masterplan  
Massing strategy
The structure of the 
masterplan
Tall building moments 
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SITE MASSING STRATEGY 
Massing hierarchy 

Taller buildings to the railway have reduced impact 
in terms of overshadowing to nearby neighbours. 

Reduced building heights towards the canalside 
of the site create a layered skyline and lower 
scale buildings facing the listed cemetery and 
associated listed buildings and monuments. 

In response to heritage and landscape sensitivities, 
these two rules combine to create an overarching 
massing profile that contours down in height from 
the railway edge to the canal edge.  

This largely aligns with the massing strategy plan 
included in the draft site allocation (Figure 10.1)

D E V E L O P M E N T  F R A M E W O R K    >    C H A R A C T E R     7 57 4     K E N S A L  C A N A L S I D E  O P P O R T U N I T Y  A R E A

6.2 Height and Massing

Height Strategy

The following guidelines are indicative. 
Height and massing should be dealt with 
in a clear site wide strategy, set out in 
the Design Code, ensuring all buildings 
positively contribute to the character 
of the area. It is expected that height 
and massing will vary across the site 
in response to context, environmental 
constraints and functionality. 

Heights will be assessed on an individual 
building basis and cumulatively across the 
site. Any height strategy will be subject 
to views testing. The prevailing building 
height across the site must ensure that the 
lower buildings and tall buildings are able 
to be read as such ensuring variety in scale 
and massing.

As well as the townscape impact of 
new development, the environmental 
and physical impacts such as wind/
microclimate and daylight/sunlight must 
be assessed cumulatively. This testing 
should be completed as part of the master 
planning and design process. 
 
Height and massing should respond to 
and take into account the setting of the 
surrounding designated heritage assets. 
We will expect the height strategy to 
ensure height is gradually increased with 
distance from the canal and the eastern 
end of the southern site. 

Applications should be accompanied 
by an overshadowing assessment that 
considers the impact on the canal. Such 
an assessment should consider the impact 
on boaters (who may use their boats as 
their primary residence), those using the 
canal and towpath for recreation and 
biodiversity impacts of overshadowing.

There are areas that are more suitable for 
lower building heights due to:

• Historic sensitivity  

• Ground level differences 
 

• Proximity to surrounding residential 
townscape 

• Potential impact on residential amenity 

Height should ensure the site is optimised 
and areas of lower height should not 
compromise the quality of the overall 
development. 

Taller buildings

Height in these areas is less constrained. 
Isolated points of height, designed as 
part of the site-wide height and massing 
strategy, offer opportunities to aid 
legibility and wayfinding and should be 
justified as such in any application. When 
used infrequently, rather than as a cluster 
they can act as a local landmark. Within 
the local context, the Grade II* Listed 
Trellick Tower acts a local landmark aiding 
legibility and its height should be used as a 
maximum reference point for these areas. 
 
Clusters of tall buildings will not be 
supported. Landowners should work 
together to agree the strongest positions 
for isolated points of height. These 
buildings must be of an exceptional 
architectural design that can be 
appreciated from their base at street  
level and from a distance. 

Development must seek to deliver:

• CH3 – A development that 
varies in height across the site in 
response to context, environmental 
constraints and functionality and  
is led by a clear height and 
massing strategy. 

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

A diagram extracted from the SPD document for KCOA produced by RBKC A diagram to describe a broad height and massing approach - lower to the canal , higher to the train track  

N

Lower bui ld ing heights 

Tal ler  bui ld ing heights 

Lower  Lower  

Taller   

Cemetery   
KCOA (canalside site)  

Train tracks  North pole   

AA

Section AA



39Key masterplan structure - north/south , east/west axial routes 

CONNECTIONS AND LEGIBILITY 
The structure of the masterplan 

3

2

1

4

Connecting important points within the KCOA 
masterplan will help to improve the ground plane 
legibility and allow clear views through the site.

The existing site entrance on Ladbroke Grove will 
need to be reconfigured to create a new entrance 
to the whole site.  A central route through the site 
provides opportunities to connect the entrance to 
the new supermarket and beyond to the canal and 
a new connection to the cemetery. 

The new bridge across the railway makes an 
important connection from north to south.  The 
route is marked by a wide vista that connects from 
the sites southern boundary through to the canal.   

1

2

3

4

Eastern gateway 

Western gateway 

Southern bridge 
connection  

Canal edge 
connection 

Existing site 

East West Axis 

North South Axis 
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The eastern half of the site provides the setting 
for a local centre with a focus on facilities and 
amenities for a new community on site and a 
connection into the existing network at the sites 
entrance and the junction with Ladbroke Grove and 
Kensal Road. 

The western half of the masterplan is designated 
as predominately a residential neighbourhood with 
a connection westward to the canal edge and the 
cemetery landscape beyond.  

CONNECTIONS AND LEGIBILITY 

Existing site and masterplan structure 

Eastern public spaces - local centre 

Western residential neighbourhood 

Ground plane legibility and focus 
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3

2 1

In order to reinforce the ground plane legibility and 
visual connections highlighted on the previous 
pages, we consider the KCOA to provide 3 zones 
which are suitable for tall buildings.  Each location 
is linked to a key element of the masterplan 
structure. 

Tall buildings provide key markers within the site, 
providing visual legibility at the site entrance, the 
junction between the high street and the new 
railway bridge and the western connection to the 
cemetery. 

CONNECTIONS AND LEGIBILITY 
Tall building moments 

Masterplan marker building locations  

1

2

3

Gateway marker 

Central marker  

Western marker   

The gateway marker building

The central site marker - high street and bridge legibility

The western marker at the fulcrum 
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SUMMARY 
The Kensal Canalside Opportunity Area  

This document shares the key existing 
characteristics of the KCOA site, its existing and 
historic context and introduces an argument for 
the development of tall buildings on the site as part 
of an overall masterplan design approach. 

This report introduces the following key themes 
and conclusions:

1) The site should be developed to make the 
optimum use of a vacant brownfield site to provide 
much needed new homes. 

2) The sites geometry and its relationship to nearby 
heritage landscape results in the need for a flexible 
height and massing approach that acknowledges 
the varied context. 

3) The sites unique character, an island set 
apart from its context by the canal and the train 
tracks, allows an independant site structure to be 
proposed for the site.     

4) Taller moments within the masterplan allow for 
a hierarchy in building heights and a skyline that 
allows natural light to filter into the site.   

5) Taller buildings provide opportunities for 
wayfinding and legibility within the overall site 
structure.   

6) Taller buildings allow for flexibility in the building 
mass and an opportunity to create characterful 
streets and public realm features. 

166

Figure 99: Grand Union Canal looking towards Kensal


