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Dear Sir / Madam 
 
RBKC New Local Plan Review – Draft Policies Regulation 19 Consultation  
Representation on behalf of Ballymore Group Limited and Sainsbury’s Supermarkets Limited 
 
We write on behalf of our clients, the Ballymore Group and Sainsbury’s Supermarkets Limited 
(hereafter referred to as ‘Ballymore and SSL’), to make representations on the Regulation 19 Draft 
Policies of RBKC’s New Local Plan Review (October 2022). 
 
Detailed comments have been provided on the Draft Local Plan Review policies via the Council’s 
online questionnaire, with the exception of draft Site Allocation SA1 Kensal Canalside to which we 
provide our response below due to the length of our response. 
 
Site Allocation SA1: Kensal Canalside 
 
Draft Site Allocation SA1 covers the whole of the Kensal Canalside Opportunity Area which aligns 
with the Kensal Canalside SPD. This includes land to the north of the Great Western railway lines 
which comprises mainly Ballymore and SSL, St William and RBKC land holdings, with the southern 
portion of the Opportunity Area known as the ‘North Pole’ site currently under the ownership of the 
Department for Transport (DfT). We are not convinced that the boundary of the North Pole portion of 
the Opportunity Area is correct and suggest that a review of this is undertaken to ensure the true site 
boundary of the DfT land is reflected within the site allocation. 
 
The Ballymore and SSL land is bordered by the Grand Union Canal to the north, Ladbroke Grove, 
and a parcel of RBKC land to the east, Great Western railway lines to the south and the St William 
parcel of land to the west (also known as Plot 3). Ballymore and SSL therefore have an intrinsic 
interest in the Draft Site Allocation and have been working extensively with the Council through pre-
application engagement and policy consultations to develop an early masterplan for the Opportunity 
Area, with the intention of submitting a planning application for the redevelopment of the Ballymore 
and SSL land in 2023. 
 
Ballymore and SSL consider this to be an incredibly important site which has the potential to deliver 
an exciting and thriving new neighbourhood, but the current drafting of the site allocation and the 
supporting evidence base are not considered to achieve this and will instead be a barrier to bringing 
forward a successful redevelopment of this critical site. 
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Wording of the Draft Site Allocation 
 
Ballymore and SSL fully support the key objectives of the draft site allocation to deliver a minimum of 
3,500 new homes and new employment opportunities by transforming the Opportunity Area into a 
high-quality, well-connected, and sustainable neighbourhood for people to live, work and visit. 
However, we have a number of concerns regarding the current wording of the draft site allocation. 
For ease of reference, we address each criterion of the draft site allocation in turn below: 
 

A. Ballymore and SLL support the requirement of the KCOA to deliver a high-quality mixed-use 
development. 
 

B. Ballymore and SSL also support the provision of a minimum of 3,500 new homes across the 
KCOA, which aligns with the London Plan Opportunity Area designation for the site and will 
provide a significant proportion of the Council’s housing supply through the lifetime of the 
Plan.  
 

C. While Ballymore and SSL agree that there should be an element of workspace proposed as 
part of the overall commercial offer across the Opportunity Area, which includes maker type 
spaces for creative industries, we do not agree that the level outlined within the draft site 
allocation can be supported. 

 
The Opportunity Area is intended to be a new Neighbourhood Centre, the function of which 
should serve the needs of residents on site and in the immediate surrounding area. 
Neighbourhood Centres are the lowest scale of town centres and are not intended to draw 
significant volumes of visitors to the site from a wider area or act as a destination. The 
London Plan defines Local and Neighbourhood Centres as: “typically serve a localised 
catchment often most accessible by walking and cycling and include local parades and small 
clusters of shops, mostly for convenience goods and other services. They may include a 
small supermarket (typically up to around 500 sqm), sub-post office, pharmacy, laundrette, 
and other useful local services.” In our view, providing more than 5,000sqm of workspace 
would conflict with this designation as a Neighbourhood Centre and is not of a scale 
proportionate to the Neighbourhood Centre designation. 
 
Further, the recent Covid-19 pandemic has altered working patterns, with an increase in 
flexible working and working from home. As a result, there is reduced demand and need for 
traditional office space. 
 
Instead, we consider it to be more appropriate to allow flexibility in the proposed commercial 
spaces which can respond to need and demand rather than setting a blanket requirement of 
5,000sqm workspace across the Opportunity Area (the greatest proportion of which would 
be located within the Ballymore and SSL land). From the work undertaken by the 
development team, we feel the redevelopment of the Opportunity Area would benefit from a 
range of non-residential uses, including workspace, retail and community uses. In this 
regard, we suggest amending part C of the draft site allocation as follows: 
 
Up to 12,000sqm of non-residential floorspace (in addition to the relocated supermarket), 
including workspace, community, and local shopping facilities commensurate with the site’s 
Neighbourhood Centre designation. 
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This should allow sufficient flexibility to address local needs and demands in terms of the 
non-residential uses which are provided on site, particularly given the long development 
programme associated with bringing forward such a large site. 
 

D. Ballymore and SSL support the principle of this policy requirement, recognising the benefits 
that this can offer to local and small businesses. However, we do not consider the 
requirement to provide either 500sqm or 10% of floorspace (whichever is greater) to be a 
robust approach. The requirement for affordable workspace should be based on proposed 
floorspace along and should therefore be limited to 10% of any uplift in commercial 
floorspace. The current drafting is not effective as it is not clear how the 500sqm provision 
should be allocated across the different land ownerships within the KCOA. It would therefore 
be much clearer to simply require 10% of workspace within each development to be 
provided as affordable workspace.  

 
We therefore suggest that the wording of this policy should be amended to the following: 
“10% of the uplift in commercial floorspace (Class E(g)) should be provided as affordable 
workspace.” 

 
Please see our comments on draft Policy BC3 in relation to the level of discount required for 
any affordable workspace. 
 

E. Ballymore and SSL support the requirement to relocate and re-provide the existing 
Sainsbury’s supermarket within the redevelopment of the KCOA. The existing Sainsbury’s 
store is of significant local importance and provides an essential service to surrounding 
residents.  
 
Our emerging proposals will seek a modest increase in the retail floorspace of the store to 
provide a modern, spacious and well-lit store with increased floor to ceiling heights and aisle 
widths. This will help to reduce congestion within the store and conflict between customers 
and replenishment colleagues. The proposals will also include enhanced online shopping 
and ‘Click and Collect’ facilities, as well as the provision of an enclosed service yard which 
will be well integrated into the design of the development, improving the operation of the 
store and the amenity of future adjacent neighbours. Despite the overall increase in floor 
area for the store and ancillary uses, the Sainsbury’s footprint has in fact been reduced by 
the efficient stacking of uses.  
 
It has been demonstrated through extensive pre-application engagement with Officers that 
the current store location is challenging and relocating the store further into the site assists 
greatly in the placemaking of the site, as well as improving public transport flows (reducing 
congestion at the site entrance) and drawing people into the site and new neighbourhood 
centre. 
 
To ensure the reprovided store is viable and addresses the needs of the surrounding 
community, it is important that the store reprovides existing facilities and services that are 
not limited to the replacement sales floor area. This includes an element of customer car 
parking (the quantum of which will be justified through appropriate evidence, taking account 
of other relevant car parking policies), servicing space for store deliveries and Goods Online 
vehicles and other ancillary spaces such as a customer café. As such, we request Part (E) 
of the site allocation is amended to the following: 
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“The relocation and re-provision of the existing Sainsbury’s supermarket, including 
associated services and amenities such as customer car parking and provision for deliveries 
and collections.” 

 
F. Point F of the draft site allocation requires development of the Opportunity Area to provide 

“On-site renewable energy sources”. While we support the aspiration to deliver on-site 
renewable and sustainable energy technologies, we feel the policy should support a 
balanced approach towards all forms of sustainability. The only way the KCOA could 
successfully generate sufficient renewable energy to serve the whole of the Opportunity 
Area would be to provide significant energy infrastructure (e.g. the provision of a wind 
turbine) which isn’t realistic or appropriate for this site. 

 
Instead, we are currently proposing to utilise electrically led air or ground source heat pump 
technology as well as maximising PV provision across available rooftops. The emerging 
proposals seeks to adopt a low-carbon design while supporting a wider, holistic and 
balanced approach to sustainability and while the energy strategy for the development is a 
key part of the approach to sustainability, it is not the only facet of sustainability. 

 
It is therefore considered that the current drafting for Part (F) is not effective or justified. We 
suggest the wording should be amended to the following: “On-site renewable energy 
sources as part of the wider energy strategy”. 
 

G. Ballymore and SSL support the requirement to provide a comprehensive development in 
accordance with the adopted Kensal Canalside Opportunity Area SPD. Ballymore and SSL 
worked closely with the Council in the preparation and adoption of the SPD and this work 
should be carried through the draft site allocation.  

 
H. Part (H) of the draft site allocation seeks to secure low levels of car dependency and 

ownership. It is considered that the site allocation should recognise that the KCOA is within 
an area undergoing substantial change, with current low levels of public transport 
accessibility which will increase over time as a result of the proposed development and 
associated improvements to public transport. 
 
As such, the redevelopment of the KCOA will likely require a certain level of car parking to 
support incoming residents, and this should not be prevented. 
 

I. Firstly, we welcome the recognition that the Opportunity Area is capable of accommodating 
tall buildings. Ballymore and SSL strongly believe that the successful development of the 
Opportunity Area will require the provision of tall buildings, and this will help to create a 
sense of place, as well as providing a number of other benefits including wayfinding towards 
points of interest (such as the Sainsbury’s store entrance), creating a varied townscape and 
allowing greater space at street level. We also recognise the challenges which the site 
presents, including the proximity to Kensal Green Cemetery which will need to be properly 
considered. 
 
However, there are also several wider considerations which policy should recognise 
(including impact on neighbouring properties, overshadowing of homes and open spaces, 
residential quality, wayfinding, creating a vibrant new neighbourhood and sense of place) 
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and policy should balance these matters rather than applying a rigid height strategy across 
the Opportunity Area. 

 
We note the Council’s reference to a maximum height of 98m (from ground level to the top 
of the building – excluding rooftop plant and lift overruns). London Plan Policy D9 requires 
Boroughs to determine if there are locations where tall buildings may be an appropriate form 
of development as well as identifying the appropriate heights for tall buildings within their 
Development Plans. It is therefore not considered necessary for the Council to set a strict 
height limit across the Opportunity Area. 

 
Further, in accordance with the London Plan, the site allocation should recognise that taller 
buildings may be appropriate if it can be demonstrated that they meet the other 
requirements of Policy D9. The draft site allocation should therefore allow sufficient flexibility 
so that tall buildings can be proposed in alternative locations across the Opportunity Area 
where it can be demonstrated that there are suitable urban design and planning reasons for 
doing so. This is particularly important as the Urban Initiatives Capacity Study fails to take 
account of other important planning considerations (set out in more detail below), which may 
mean the identified locations suitable for tall buildings aren’t appropriate. As such, a 
balanced consideration of all relevant planning considerations must be undertaken when 
considering the most appropriate location and height of tall buildings across the site, rather 
than simply an assessment of where tall buildings would have the least visual impact in 
townscape terms. 

 
To support the Council’s proposed height strategy for the KCOA, Urban Initiatives prepared 
a heights study across the Opportunity Area. At Paragraph 10.8, the Council recognises that 
this work looks solely at townscape impacts of redevelopment at the KCOA, and precise 
locations for tall buildings will be the subject of detailed masterplanning work and an 
assessment of impact in line with Policy D9 (C and D) of the London Plan, the need to take 
into account site constraints and other factors such as legibility, sunlight and daylight.  

 
As set out within our Regulation 18 representations on the draft Local Plan, we consider the 
work prepared by Urban Initiatives to have a number of shortcomings (including the size of 
the replacement Sainsbury’s store, Network Rail operational requirements along the 
northern boundary of the railway tracks, the developable area of the North Pole site, and 
generally poor urban design lacking in placemaking narrative). However, it is understood 
that the Urban Initiatives Capacity Study was only intended to assess the potential 
townscape impacts of development on the Opportunity Area, and the work was undertaken 
without the benefit of being party to the significant work undertaken by the Council and 
Applicant Teams to date in developing a masterplan for the Opportunity Area. It is therefore 
not unsurprising that the Urban Initiatives work has several shortcomings and has limited 
usefulness in assessing future redevelopment of the KCOA.  

 
Notwithstanding this, we do agree with the conclusion of the height strategy that the KCOA 
can support tall buildings, including buildings of up to 98m in height.  

 
To support this position, we have prepared the attached Height and Massing Study 
(prepared by FaulknerBrowns Architects) and Townscape Response to Draft Allocation 
Policy – Kensal Canalside (prepared by The Townscape Consultancy). These build upon the 
height principles established by the Urban Initiatives work and further demonstrate that the 
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site can accommodate tall buildings (including buildings of up to 98m in height), as well as 
outlining the urban design and placemaking benefits of tall buildings in large scale 
regeneration sites such as this.  
 
The Height & Massing Study begins by setting out the site context and heritage, key 
constraints and opportunities, followed by a number of urban design principles which 
supports the Council’s position. The Study also sets out a number of principles which 
demonstrate this sites suitability for accommodating tall buildings, as well as the benefits of 
tall buildings, which include aiding legibility and wayfinding, allowing a greater quantum of 
open space at grade, and allowing greater sunlight penetration to streets and spaces.  

 
Finally, the draft site allocation suggests a building of 98m in height would be approximately 
31 storeys which equates to a slab to slab level of 3.15m. While this does reflect industry 
standards for residential floors, it fails to recognise the base of these buildings are likely to 
be occupied by commercial units which will have a much greater floor to ceiling height. We 
therefore anticipate that 98m is more likely to result in buildings which are approximately 28 
storeys in height, rather than 31 storeys. 
 

J. At Part (J), the draft site allocation identifies a number of townscape principles which 
redevelopment of the KCOA should comply with. While the Council’s aspirations in regard to 
these principles is understood, it is considered the current drafting of these principles is 
unclear and could be confusing to readers. The townscape principles are therefore not 
considered to be effective in their current drafting.  
 
As such, we would suggest amending the townscape principles as follows so that the 
Council’s intentions and requirements are clear and understandable to all: 

1. Development along the canalside should be of smaller scale, finer grain and 
varied appearance, that in combination create a continuous and coherent 
lower-rise frontage on the southern edge of Kensal Green Cemetery. Buildings 
along this frontage should be of varying heights, introducing variation in the 
skyline seen from Kensal Green Cemetery.   

2. Development should maintain a sense of openness directly in the backdrop of 
the main gateway entrance to Kensal Green Cemetery, located along Harrow 
Road.  

3. Development of greater height should be located further away from Kensal 
Green Cemetery and closer to the railway line (see Figure 10.1). 

4. Development should respond to the range of heights seen along Ladbroke 
Grove and should avoid creating an overly stark street enclosure. 

5. Tall buildings should address the site’s entrance by creating distinctiveness and 
legibility to the local skyline. 

6. Development should generally be set back from the canal to allow for tree 
planting along its edge, as part of a comprehensive landscaping plan. 

7. The heights of taller buildings should vary in order to achieve a dynamic 
skyline. The maximum height within the site can be defined by distinct points of 
height. 

8. In views from the east, tall buildings should be clustered along the railway and 
staggered to allow sky views in between. 
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K. Alongside other new and improved transport infrastructure, the Part K of the draft Site 
Allocation requires any redevelopment of the KCOA to provide safeguarded land for a 
potential future Elizabeth Line station. However, the Council recognises that the Elizabeth 
Line station won’t be coming forward within the lifetime of the plan at Paragraph 8.35. It is 
therefore not considered appropriate to require the redevelopment of the KCOA to provide 
safeguarded land (included access land) for a potential future Elizabeth Line station within 
the draft Site Allocation (at points K and U) and such references to a new Elizabeth Line 
Station should be removed. The site allocation should instead prioritise the delivery of other 
deliverable transport infrastructure improvements (such as improvements to Ladbroke Grove 
station) which will bring measurable benefits to existing and incoming residents. 
 

L. Ballymore and SSL agree that Section 106 contributions towards infrastructure should be 
apportioned fairly and proportionally across the allocation area and that there should be a 
consistency of approach across the allocation area, regardless of when development comes 
forward. This will allow the separate land ownership parcels across the KCOA to come 
forward individually, without being held to restrictive Grampian conditions relating to 
infrastructure delivery. 
 
Further clarity needs to be provided regarding how this funding will be secured (for example 
on a £ per sqm or unit charge). Part (L) of the site allocation is therefore not effective in its 
current form as it is not clear how the relevant contributions towards infrastructure will be 
calculated to ensure consistency across the site allocation area.  

 
M. Ballymore and SSL have no objection to the proposed requirement to provide attractive, 

usable and flexible public realm providing an appropriate setting for mixed-use canalside 
development featuring leisure, education and business uses as well as housing. 
 

N. Part (N) of the draft site allocation seeks to secure the improvement and relocation of 
facilities currently provided by Canalside House and the Boathouse Centre on-site if 
relocation is required to achieve comprehensive redevelopment along the canalside and 
Ladbroke Grove. Ballymore and SSL support the requirement to reprovide the existing 16 
affordable housing units over and above the policy compliant level of affordable housing for 
the site, however, as noted above, consider the relevant policies to be amended so that if 
this does occur (i.e. the existing affordable housing is provided on a like for like basis), then 
the Fast Track Route as set out in the London Plan can still be followed. Ballymore and SSL 
also agree that the existing community facilities provided by the Boathouse Centre should be 
reprovided within the redevelopment of the site.   
 

O. Part (O) of the draft site allocation relates to the provision of electricity and gas infrastructure 
across the site. Reference is made to the potential requirement for a gas pressure reduction 
station, replacing the gas holders. It is assumed that this is in reference to the existing gas 
governor (or GPRS) which is located within the Ballymore / Sainsburys site ownership, at the 
front of the site next to Ladbroke Grove and will be reprovided at the western end of the site.  
 

P. Ballymore and SSL support the Council’s aspiration to maintain access to, and respect for, 
the memorial site of the victims of the Ladbroke Grove rail disaster. 
 

Q. Ballymore and SSL agree that the setting of surrounding designated heritage assets will be 
an important consideration when assessing any redevelopment proposals of the KCOA, 
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however, the site allocation should also recognise that, given the level of development 
required on this site by other aspects of the site allocation (such as the minimum housing 
targets), there will undoubtably be an element of change to the setting of surrounding 
heritage assets, including to views from the Grade I Listed cemetery. Given the existing 
context of the site, it would be unreasonable to expect the redevelopment of the KCOA to 
result in no harm at all to the setting of surrounding heritage assets.  
 
It is therefore considered that Part (Q) of the draft site allocation should be amended to 
reflect the tests set out within paragraphs 200-202 the NPPF, i.e. that less than substantial 
harm to designated heritage assets and their settings should be outweighed by the public 
benefits of a scheme. On this basis, we suggest Part (Q) is amended to the following: “A 
suitable setting to surrounding designated heritage assets, recognising that there will be a 
level of change to their setting, and any harm should be balanced against public benefits of 
the scheme”. 
 
This amended wording will ensure the site allocation is effective and consistent with national 
policy.  
 

R. Part (R) of the draft site allocation requires the delivery of a public art strategy to enhance 
the public realm and quality of the development. Ballymore and SSL are keen to provide 
culture and arts across the KCOA and support the Council’s aspirations for this to help 
contribute to local distinctiveness and character.  
 

S. Ballymore and SSL support the requirement for improved social and community facilities to 
address increases in demand resulting from a proposed development, however, any 
financial contribution needs to meet the three tests set out in Regulation 122 of the CIL 
Regulations: being (a) necessary to make the development acceptable in planning terms; (b) 
directly related to the development; and (c) fairly and reasonably related in scale and kind to 
the development. 
 
The Council has already carried out a Development Infrastructure Funding Study (DIFS) 
(February 2021) which identifies infrastructure requirements resulting from the future 
redevelopment of the KCOA. The Development Infrastructure Funding Study identifies that 
the redevelopment of the KCOA is not likely to generate an on-site requirement for health or 
education provision (either primary or secondary), except in the highest density scenario. It 
is therefore likely that a financial contribution will be required for both health and education 
services. Any financial contribution should be based on increases in demand resulting from 
a proposed development, rather than addressing existing deficiencies in provision (in 
accordance with the relevant tests).  
 
The DIFS does not identify a requirement for contributions towards the police service, 
instead assuming that the contribution towards police will be nil (page 23 of the DIFS 
Refresh Appendix). Further, Council Tax and Business Rates payments fund the police force 
funding grants, the incoming residents and businesses across the KCOA will therefore fund 
any increase in police services required to address the increase in population at the site. 
Therefore, on the basis of current evidence, it is not considered justified to suggest a 
contribution is needed at this stage. 
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On the basis of the above, we suggest the wording for Part (S) be amended to the following: 
“Delivery on site, or financial contributions towards social and community facilities (including 
health and education) to address increases in demand resulting from the anticipated 
population change.” 
 

T. Ballymore and SSL support the delivery of affordable housing as part of the future 
redevelopment of the KCOA, however, the site allocation as currently drafted fails to 
recognise the significant amount of work undertaken to date by the Council and the 
Ballymore / SSL team to understand the viability position of the site as well as the 
infrastructure delivery required to support redevelopment of the site (and the cost associated 
with this) and the challenging relationship between the infrastructure costs, affordable 
housing provision and density. The Council invested in a thorough review of this through the 
adoption of the Kensal Canalside SPD which should be carried through to the site allocation. 
 
The draft site allocation and supporting text as currently drafted fails to recognise the 
significant shortfall in funding towards the infrastructure required to support redevelopment 
as recognised by the Council’s own Kensal Canalside Development Infrastructure Funding 
Study (DIFS) (February 2021) which was carried out as part of the SPD evidence base. The 
Kensal Canalside DIFS concludes that even at the highest levels of density (i.e. 5,000 
homes across the Opportunity Area), there is only a funding surplus at 25% affordable 
housing with all other scenarios (25-35% affordable housing and 3,500 to 4,200 homes) 
resulting in a significant funding gap. This clearly demonstrates that viability will be a 
significant challenge in bringing this site forward and density, affordable housing and 
infrastructure delivery will need to be very carefully balanced. However, this is not reflected 
in the current drafting of the site allocation.  
 
This is further supported by the work Ballymore and SLL have undertaken to date, including 
through detailed discussions with the Council and their independent viability consultant 
(Carter Jonas). In their October 2021 report on the emerging development proposals, Carter 
Jonas (on behalf of the Council) concluded “increasing the density of development on the 
Site has a positive impact on Scheme viability and the ability to deliver a viable scheme 
which maximises affordable housing provision and DIF contributions” and that “none of the 3 
scheme scenarios (in the Carter Jonas base analysis) are viable at 35% affordable housing”. 
In this instance, the 3 scheme scenarios focussed on the Ballymore and SSL land only and 
therefore comprised 2,002, 2,409 and 2,800 homes (equivalent to the Ballymore / SSL 
portion of the three density scenarios set out in the Kensal Canalside SPD).  
 
There is therefore clear evidence (including evidence produced by and on behalf of the 
Council) that the viability position will be challenging as demonstrated by the adopted SPD 
and additional funding streams are likely to be required to assist with the delivery of the 
required infrastructure and / or affordable housing. Given the importance of both affordable 
housing and infrastructure delivery, we strongly feel that this challenge should be recognised 
within the site allocation or its supporting text, so the viability challenges are clear to all 
stakeholders. 
 

U. As above (in relation to Point K), reference to an Elizabeth Line Station at this site should be 
removed. It is clear that the station is no longer being pursued within the lifetime of the Plan 
and it is therefore not justified by appropriate evidence to require redevelopment of the 
KCOA to safeguard land for this purpose.  
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V. Ballymore and SSL support the Council’s aspirations to ensure the proposed redevelopment 

of the KCOA provides high quality public realm and public spaces, which are already being 
provided within emerging development proposals for the site.  
 
Part (V) of the draft site allocation also references improvements to Little Wormwood Scrubs 
and Kensal Green Cemetery. While we understand the Council’s aspirations to secure 
improvements to other public spaces, any off-site improvements should be proportionate 
and directly related to impacts generated by the proposed development. Any contribution to 
off-site spaces should therefore be based on anticipated population generation and on-site 
provision of open space.  
 
To ensure this is captured within the site allocation, we suggest Part (V) is amended to the 
following: “On-site public realm and public spaces, alongside contributions for off-site 
improvements (such as to Kensal Green Cemetery, subject to access through the cemetery 
and a linking bridge over the canal) where these are justified on the basis of anticipated 
population generation and on-site provision of open space”. 
 

W. Part (W) of the draft site allocation seeks to secure improved transport infrastructure, 
including new roads and improvements to the junctions with Ladbroke Grove and east-west 
connections to the south. Ballymore and SSL support the aspiration to secure improvements 
to the junction between Canal Way and Ladbroke Grove (which will be included as part of 
the Ballymore and SSL planning application for the site), but it is not clear which other 
junctions the site allocation is making reference to. 
 
As set out above, the DIFS identifies a number of infrastructure improvements which are 
required to support the redevelopment of the KCOA, this includes highways and transport 
infrastructure. However, the DIFS only identifies improvements to the junctions between 
Ladbroke Grove and Canal Way (which services the northern portion of the Opportunity 
Area) and Barlby Road (which serves the southern portion of the Opportunity Area). It is 
therefore not considered justified to require contributions to other surrounding junctions as 
these have not been identified by the current evidence base which supports the site 
allocation.  
 
Any other highways related financial contributions (not already identified by the DIFS) must 
be based on evidence which will be provided through the Transport Assessment supporting 
any future planning application for the site, this will look at whether upgrades to any other 
junctions are needed. Evidence to support the current wording of the draft site allocation 
therefore isn’t available at this stage and shouldn’t be a requirement of the site allocation.  
 
As such, Part (W) of the draft site allocation should be worded to the following: “Improved 
transport infrastructure including better bus links, enhancements to Ladbroke Grove 
underground station, and new roads and improvements to the junctions between Ladbroke 
Grove and Canal Way and Barlby Road.” 
 

X. Ballymore and SSL support the aspiration to deliver landscaping, biodiversity and amenity 
improvements to the Grand Union Canal and emerging proposals for the redevelopment of 
the Ballymore and SSL land seek to improve the canal edge within the application site 
boundary. However, the site allocation should recognise that the canal path is owned by the 
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Canal & River Trust and therefore landowners within the KCOA will not be able to make 
improvements to this third party land. Any financial contribution towards improvements to the 
canal path should be proportionate to the scale of development proposed (in accordance 
with the relevant tests set out within the CIL Regulations) and subject to viability testing.  
 

Y. The requirement to provide on-site renewable energy sources is already covered by Part (F) 
of the draft site allocation (addressed above). To avoid duplication, we suggest Part (Y) (or 
F) is deleted.  
 

Z. Part (Z) of the draft site allocation requires surface water runoff rates to be restricted to 
greenfield run off rates. Ballymore and SSL support the Council’s aspirations to improve 
surface water run off rates, however, it is considered that the current wording of the draft site 
allocation is too restrictive in this regard and will therefore not be effective. The majority of 
the KCOA is currently covered by impermeable hardstanding, therefore the proposed 
redevelopment of the site will deliver significant improvements over the current run off rates, 
however, it may not be feasible to achieve greenfield rates and the site allocation should 
allow for this, as long as it can be demonstrated that run off rates have been improved as 
much as feasible.  

 
On this basis, we suggest Part (Z) is amended to the following: “The overall water 
infrastructure need (including potable water demand and sewerage capacity) will be 
informed by an Integrated Water Management Strategy. Surface water runoff rates should 
be restricted to as close to equivalent greenfield rates as feasible.” 
 

AA. Ballymore and SSL have no objection to the reference to other contributions as set out in 
relevant SPDs, however, it should be clear that this relates to adopted SPDs, as draft SPDs 
hold only limited weight in determining planning applications. 
 

BB. Ballymore and SSL support the Council’s intention to forward fund infrastructure where 
necessary, particularly to allow the separate land ownership parcels across the KCOA to 
come forward individually, without being held to restrictive Grampian conditions relating to 
infrastructure delivery. As set out throughout pre-application discussions with the Council, 
the imposition of Grampian conditions in relation to infrastructure delivery (such as delivery 
of the pedestrian and cycle bridge over the railway) would prevent development coming 
forward across the KCOA.  
 
As set out above, further clarity needs to be provided regarding how this funding will be 
secured (for example on a £ per sqm or unit charge). 

 
In addition, there are a number of background documents which the Council have prepared or 
commissioned to support the site draft allocation for the KCOA, including the Kensal Canalside 
Development Infrastructure Funding Study (DIFS) Refresh (February 2021) prepared by Stantec. 
While we support the production of a study which assesses the infrastructure delivery needed to 
support the redevelopment of the KCOA, in our view, the costs set out within the DIFS Refresh need 
to be reviewed and updated. This should either be through the plan making process, or it should be 
clear within the site allocation that the costs set out within the DIFS are indicative only and will need 
to be reviewed and updated as part of any future planning application coming forward on this site. 
The costs are dated February 2021 and therefore do not take account of the significant cost inflation 
which has been seen over recent months, nor any further inflation experienced until planning 
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permission is granted. The DIFS also do not include a contribution towards improvements to any 
London Underground services or stations which are likely to be requested by TfL and could be 
significant. Finally, it is difficult to differentiate between what would be considered a development 
cost (for example the delivery of on site play space) or a Section 106 financial contribution. We 
therefore do not consider the current DIFS Refresh document to be robust in its current form and 
request it is updated before it can be used to determine infrastructure delivery costs for any future 
redevelopment of the KCOA.  
 
In conclusion, Ballymore and SSL support the vision for the Kensal Canalside Opportunity Area to 
deliver a new high quality, high density new neighbourhood, providing a minimum of 3,500 new 
homes, the relocation and reprovision of the existing Sainsburys store and the sites suitability for tall 
buildings. However, there are elements of the current wording of the draft site allocation which 
require amendments to ensure they are effective and justified. These are set out in detail above, 
alongside suggested amendments to ensure the policy meets the relevant tests of soundness, as set 
out within the NPPF.  
 
We look forward to continuing to work with RBKC on the Draft Local Plan and emerging 
redevelopment proposals for the Kensal Canalside Opportunity Area. 
 
 
 
Yours faithfully 
 

Bethany Lennon 
 
For and on behalf of 
Rolfe Judd Planning Limited 
 



 

 

Appendix – Ballymore and Sainsburys housing delivery trajectory 

 


