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Our Ref: CAG/KFW/DP5559 

 

Royal Borough of Kensington and Chelsea  

NLPR Regulation 19 Consultation 

Planning Policy  

Planning and Place 

Town Hall  

Hornton Street  

London  

W8 7NX 

 

22nd December 2022 

Dear Sir/Madam,  

REPRESENTATIONS TO THE ROYAL BOROUGH OF KENSINGTON AND CHELSEA 

DRAFT NEW LOCAL PLAN REVIEW (REGULATION 19) 

 

On behalf of our client, St William LLP (‘St William’ hereafter), please find enclosed and below our 

representations to the New Local Plan Review Regulation 19 consultation (‘NLPR’). This follows on 

from our previous representations made to the Regulation 18 Consultation held in March 2022 on the 

NLPR Issues and Options document.  

St William, in collaboration with Ballymore and Sainsburys, is responsible for bringing forward 

proposals for the Kensal Green Gas Works site (‘the Site’) in RBKC. The Site forms a key part of the 

Kensal Canalside Opportunity Area and represents a strategic site in order to meet RBKC’s housing 

needs. We welcome this opportunity to make further representations on the NLPR.  

 

The purpose of these representations is to set out additional commentary on the draft NLPR policies 

in the context of the following tests set out under Paragraph 35 of the National Planning Policy 

Framework (‘NPPF’) in determining whether a Plan is ‘sound’: 

a) Positively prepared – providing a strategy which, as a minimum, seeks to meet the area’s 

objectively assessed need; and is informed by agreements with other authorities, so that unmet 

need from neighbouring areas is accommodated where it is practical to do so and is consistent 

with achieving sustainable development;  

b) Justified – an appropriate strategy, taking into account the reasonable alternatives, and based 

on proportionate evidence;  

c) Effective – deliverable over the plan period, and based on effective joint working on cross-

boundary strategic matters that have been dealt with rather than deferred, as evidenced by the 

statement of common ground; and  
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d) Consistent with national policy – enabling the delivery of sustainable development in 

accordance with the policies in this Framework and other statements of national planning policy, 

where relevant. 

Our representations should be read together with the enclosed appendices prepared by Tavernor 

Consultancy and Smith Jenkins. Overall, we support the principles set out within the NLPR. It is within 

this context that these representations have been made. Overall, we would encourage greater clarity 

to be provided in respect of tall building locations to accord with the Kensal Canalside Supplementary 

Planning Document (2021) (‘KCOA SPD’) as well as the Community Housing requirements.  

REPRESENTATIONS 

Tall Buildings  

The NLPR recognises that the Site as an appropriate location for Tall Buildings as shown in Figure 4.4 

and is described as such within the Site Allocation (Ref: SA1). This sets out that the Site is suitable for 

a range of buildings in accordance with the townscape principles outlines under Part J of the Site 

Allocation.  

St William support the principle of delivering tall buildings in this location as part of making effective 

use of brownfield land to deliver new homes1 in the KCOA SPD (2021). This is considered to be 

important in the context of meeting the borough’s housing needs as acknowledged in the Policy 

Formation Report for the KCOA Site Allocation2.  

St William’s current proposals for the Site have been developed through a series of pre-application 

meetings with RBKC and the GLA together with feedback from the borough’s Design Review Panel. In 

particular, the approach to a single taller point within the Site together with a range of lower, shoulder 

heights along the Canalside is supported by officers and aligns with the indicative heights strategy as 

per the KCOA SPD.  

As set out in our Regulation 18 representations, St William support the principle of tall buildings at 

this location, including support for limiting the height of tall buildings to 98m or 31 storeys across the 

Site; this was on the basis that further clarity was provided on Figure 3.1 (now Figure 10.1) to identify 

the specific locations for taller buildings, alongside amendments to the word of Part J to accord and 

be consistent with the adopted KCOA SPD (2021).  

Whilst we welcome the changes which have been made, we maintain our previous position that the 

heat map approach remains too vague to accord the principles of Policy D9 of the London Plan and 

the wording of Part J remains inconsistent with the principles and general approach to heights in the 

KCOA SPD (2021).  

The approach to the Site and the recommendation in support of the appropriateness of tall buildings 

is explained in further detail within enclosed appendices prepared by Tavernor Consultancy 

(‘Tavernor’) and Smith Jenkins. Specifically, both appendices demonstrate that the emerging 

proposals have taken into careful consideration to surrounding heritage context and townscape, 

 
1 As per Paragraph 119 of the NPPF (2021) 
2 See Paragraph 1.2.2 of the Policy Formation Report (2022)  
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whilst also contributing towards the legibility of the area. This has also been considered in the context 

of the Kensal Green Cemetery to the north of the Site and the impacts which the proposed 

development may have on the setting the Cemetery and associated heritage assets.  

The January 2022 proposals have been assessed by Tavernor against the criteria for local, mid-range 

and long-range views. This concludes that the proposed approach to the Site would positively accord 

with the KCOA SPD and aspirations to utilise tall buildings for wayfinding and access, with the design 

representative of the exemplary quality envisaged as per the requirements under draft Policy CD7.  

Fundamentally, the provision of tall buildings is critical to the delivery of new homes in this location 

and meeting the borough’s housing needs. It is therefore considered that our evidence base positively 

reinforce the principles under draft Policy CD7 and the aspirations set out under draft Site Allocation 

SA1, in meeting the test of soundness stipulated under Paragraph 35 of the NPPF.  

Notwithstanding, as per our representations to the Regulation 18 consultation, in order to be 

consistent with the requirements under Policy D9 and the requirements set out in the KCOA SPD, 

further detail is required to identify specific locations for tall buildings beyond the heat map approach 

currently included within the NLPR. We would request that the heat map approach is updated to 

reflect the adopted KCOA SPD approach to tall buildings as set out in Figure 1 below.  

 

 

Figure 1: Extract of indicative heights strategy from the KCOA SPD 2021 

 

In addition, the townscape guidance set out under Part J of the site allocation also remains 

inconsistent with the broader objectives for tall buildings in this location as set out in draft Policy CD7 

(‘Tall Buildings’) and in the KCOA SPD. In particular, draft Policy CD7 states that:  
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“Introducing new buildings which are tall relative to their context should be done with careful 

consideration of the impact they may have in the surrounding townscape. Buildings that are tall in 

their context should contribute to enhancing the character and legibility of the local area.” 

(emphasis added).  

 

The KCOA SPD similarly acknowledges that: 

 

“Tall buildings contribute to optimising housing delivery and may be used as landmarks to aid in 

legibility and wayfinding.” (emphasis added). 

 

For Area 2 in the KCOA SPD specifically:  

 

“tall buildings must play a role in the townscape such as marking the entrance to a new 

bridge.” (emphasis added). 

 

The pre-application advice received from RBKC officers in relation to St William’s proposals similarly 

supports the principles set out above and as mentioned above, specifically supported the principle for 

a single taller point of height together with lower shoulder heights along the canalside as a general 

approach. These principles are considered to be conflict with Part 3 of Part J under the draft Site 

Allocation which states:  

“Greater height in the development should be located further away from the cemetery towards the 

railway as shown in Figure 10.1.” 

 

In order to be fully justified and consistent with the wider Development Plan, we propose that the 

following amendment is made to the wording of Part J as follows:  

 

“Greater height in the development should be used as landmarks to aid in legibility and entrances 

to the site. Greater height should otherwise be located further away from the cemetery towards 

the railway as shown in Figure 10.1.” (emphasis added). 

 

Overall, it is considered that the evidential work carried out to date as part of the current proposals 

for the Site, together with the broader analysis demonstrate the acceptability of prescribing a series 

of heights across this site. In order to be consistent with the wider Development Plan and other 

supporting plan documents, further clarity should be provided on the approach to taller buildings in 

order to meet the test of ‘soundness’.  

 

Community Housing 

St William has a track-record in delivering affordable housing across its site in London and supports 

the provision of delivering community housing3 in RBKC. As part of this long-standing commitment, St 

 
3 Note that this is otherwise referred to as Affordable Housing in the London Plan.  
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William is committed to maximising delivery at Kensal Gas Works including a minimum of 35% 

community housing subject to further viability testing as part of its emerging proposals.  

Part D of draft Policy HO3 sets out a strategic target of 50% community housing for Sites on public 

land based on floorspace. In order to benefit from the Fast-Track Route, Part E of the draft policy sets 

out that developments must provide community housing in accordance with the requirements under 

Part D as well as all other policy requirements.  

Whilst we support this strategic target, the methodology for calculating community housing remains 

inconsistent with the methodology as set out in the London Plan, which calculates affordable housing 

by habitable room. As such, there remains ambiguity over how proposals will be assessed when 

seeking to meet the requirements under the Fast Track Route.  

On this basis we request that further guidance is provided on how the community housing is calculated 

when also considering the requirements under the London Plan. This is made more complex when 

seeking to accommodate the target tenure and unit mixes as set out in Part K of draft Policy HO3 and 

in Tables 3.1 and 3.2 alongside the tenure split based on habitable rooms in the London Plan.   

Conclusion 

St William are committed to working collaboratively with RBKC regarding the preparation of the 

emerging Local Plan and to bringing forwards development proposals through a partnership approach 

with neighbouring landowners, key stakeholders and the local community. We welcome the 

opportunity to comment on the Regulation 19 NLPR and welcome the opportunity to submit further 

information supplementary to these representations if required. We trust that our comments will be 

taken into consideration in advance of submission of the NLPR to the Secretary of State.  Should you 

have any questions regarding these representations, please contact Katharine Woods or Chris 

Gascoigne at this office. 

Yours sincerely, 

 

 

DP9 Ltd 

(Encl.) 
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Kensal Green – Representations on Townscape and Visual matters for RBKC 

Regulation 19 Local Plan 

 

Tavernor Consultancy, December 2022 

 

1.0 Introduction 

 

1.1 The Tavernor Consultancy is an architectural and urban design practice 

established in 2001, specialising in townscape and built heritage issues and 

primarily engaged in projects in London. The Tavernor Consultancy was instructed 

by St William Homes LLP in September 2020 to advise on townscape and visual 

matters relating to proposals by Pilbrow & Partners architects for the St William 

Site in the Kensal Canalside Opportunity Area (KCOA). This advice contributed to 

the development of designs for the St William Site (also known as the Kensal Green 

Gasholders site) referred to in these representations as ‘the January 2022 

proposals’.  

 

1.2 These representations to the Regulation 19 Consultation on the New Local Plan 

Review (‘NLPR’) consider the aspirations for tall buildings as set out in the draft 

Site Allocation (Ref: SA1) against the proposals developed in 2021 and 2022 for 

the St William site within the Kensal Canalside1. To inform this submission, an 

analysis of a series of views based on the January 2022 proposals has been 

conducted.  

 

1.3 Overall, it is considered that the St William site, together with the wider aspirations 

for Kensal Canalside are appropriate locations for tall and landmark buildings, as 

part of delivering on the objectives for the KCOA.  

 

2.0 Background  

 

2.1 Kensal Canalside is one of two Opportunity Areas (known as the Kensal Canalside 

Opportunity Area or ‘KCOA’) identified by the GLA in the London Plan 2021. The 

KCOA Supplementary Planning Document (‘SPD’) was prepared and adopted by 

the Royal Borough of Kensington and Chelsea (‘RBKC’) in 2021 and sets out 

 
1 Please refer to Appendix One for a copy of the Site Location Plan.  
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additional guidance for development in the KCOA including the provision and 

location of very tall buildings as well as other material considerations such as 

general heights strategy and townscape considerations in the context of the wider 

area, including Kensal Green Cemetery. It is a material planning consideration.  

 

3.0 The Site  

 

3.1 The KCOA is split in two by the main line railway lines that connect into London 

Paddington, with the larger area located to the north of the railway and bounded 

by the Grand Union Canal, and the southern section comprises a linear strip of 

land to the south of the railway and adjoining the residential suburb to the south. 

Ladbroke Grove is the main route bordering its east side and is presently the only 

entrance to the OA, accessed off a large roundabout.  

 

3.2 The St William Site is located at the western end of the OA, adjacent to the Grand 

Union Canal, and forms the land of the former Kensal Green Gasworks. The Site 

previously comprised two gasholders, built in the late 1870s and in 1890. The 

gasholders were substantial structures and formed landmarks with the local 

townscape, visible from a significant distance and particularly visible from within 

the Grade I Listed Kensal Green Cemetery, located on the northern side of the 

canal. The gasholders have both been demolished in preparation for the Site’s 

redevelopment and it now comprises cleared land. 

 

4.0   Emerging Policy Context 

 

4.1 These Representations predominantly relate to emerging Policy CD7: Tall 

Buildings and Site Allocation SA1: Kensal Canalside Opportunity Area. It also 

considers these emerging policies in the context of the adopted KCOA 

Supplementary Planning Document which was adopted by RBKC in July 2021. In 

particular, these representations consider:  
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Policy CD7: Tall Buildings  

 

4.2 Point D of draft Policy CD7, sets out “Tall buildings will only be acceptable within 

those locations that are identified as suitable for tall buildings as shown in Figure 

4.4 and at the heights specified in the relevant site allocations.” 

 

4.3 Figure 4.4 identifies the Kensal Canalside SA1 as suitable for development up to 

a maximum height of 31 storeys. These representations provide evidence for the 

acceptability of this order of height in the KCOA and on the St William Site in 

particular, in terms of townscape and visual impacts.  

 

4.4 Points E and F of draft Policy CD7also set out: 

 

“Suitable Locations for Tall Buildings 

 

E. Introducing new buildings which are tall relative to their context should be done 

with careful consideration of the impact they may have in the surrounding 

townscape. Buildings that are taller than their context should contribute to 

enhancing the character and legibility of the local area. 

 

Assessment criteria 

 

F. The Council will expect tall buildings to be of exemplary design quality. This 

includes: 

1.Requiring any homes and other accommodation provided to be of the highest 

quality, including any external amenity space.” 

 

4.5 As set out in these representations, it is considered that the principles and location 

of tall buildings and general heights strategy across the Site set out within the 

January 2022 proposals would meet the criteria in Points E and F of Policy CD7 of 

enhancing townscape character and legibility, and exemplary design quality. This 

approach is similarly endorsed in the KCOA SPD and pre-application advice which 

has been prepared by RBKC in relation to the proposals.  
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SA1: Kensal Canalside Opportunity Area 

 

4.6 In addition to the principles set out under draft Policy CD7, Points I and J of Site 

Allocation SA1, also provides further guidance on tall buildings as follows: 

 

I. “Tall buildings and the site wide building heights strategy must not exceed 

the parameters set out in in Figure 10.1. Where tall buildings are deemed 

appropriate, they must not exceed 98 m from the ground level to the top of 

the building or approximately 31 storeys. 

J. Development to comply with the following townscape principles: 

1. Development along the canalside should be smaller scale, finer grain and 

varied but continuous, with varying height creating a continuous horizontal 

lower rise frontage, with a finer grain and variation of the skyline when seen 

close-up from Kensal Green Cemetery; 

2. In direct line with the main Kensal Green Cemetery entrance through the 

gate, the development should create a sense of openness and sky view 

directly opposite the gate; 

3.Greater height in the development should be located further away from the 

cemetery towards the railway as shown in Figure 10.1; 

4.The development should respond to the coherent range of heights on 

Ladbroke Grove and avoid overly stark enclosure of the street; 

5.Tall buildings in the development should address the site’s entrance and 

create distinctiveness; 

6.The development should allow for setbacks for tree planting along the canal 

as part of a comprehensive landscaping plan; 

7.Heights of taller buildings should vary, and the maximum height within the 

site is limited to 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.” 

 

4.7 These townscape principles are generally reinforced by the January 2022 

proposals for the St William Site in terms of townscape and visual impacts. 

Similarly, these also reinforce the principles set out within the KCOA SPD which 

states that:  
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“Tall buildings contribute to optimising housing delivery and may be used as 

landmarks to aid in legibility and wayfinding.” (emphasis added). 

 

4.8  And for Area 2 specifically:  
 

“tall buildings must play a role in the townscape such as marking the entrance to 
a new bridge.” 

 

 These matters are explored in further detail below.  

 

The January 2022 Proposals  

 

4.9 The Pilbrow & Partners proposals were developed in collaboration with the 

adjacent landowners, Ballymore/Sainsbury’s, and their design team led by 

Faulkner Brown Architects. The proposals for the St William Site were conceived 

as one of five neighbourhoods within the combined masterplan for the KCOA. The 

neighbourhoods to the east of the KCOA, closer to Ladbroke Grove are more 

‘active’ with a mix of uses, including residential, office and retail, while the 

neighbourhoods to the west are predominantly residential and are ‘greener’, 

providing large green public spaces with connections to the towpath and Cemetery. 

 

Kensington Garden Square 

 

4.10 The proposed layout for the St William Site takes its inspiration from a typical 

Kensington Garden Square. A large, central green space is framed by orthogonal, 

well-proportioned residential buildings that serve to define the space. Placing a 

new public park at the heart of the site ensures the majority of residential 

apartments, and all residential tenures, enjoy views onto a green space, whether 

the park, the towpath or the Cemetery. 

 

Mansion Block Typology 

 

4.11 The new public spaces at the heart of the proposals are framed by five mid-rise 

‘mansion block’ scale buildings between 12 and 14 storeys. This urban form 

creates a well-defined perimeter to the central landscaped spaces as well as a 

strong built edge to the canalside, reminiscent of historic brick warehouse buildings 

which once lined the canal, and to Central Drive to the south of the site, creating a 

well-defined, tree-lined street with residential frontages. The upper two floors of the 
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mid rise buildings are set back to establish a consistent parapet height with the 

canalside buildings on Plot 4 to the east. 

 

The Canalside 

 

4.12 The two residential buildings to the west, adjacent to the canal, are set back from 

the towpath, creating a welcoming landscaped space that addresses pedestrians 

and cyclists approaching from the west and Old Oak Common and provides a quiet 

setting for residents. Existing trees will be retained where possible, and will form 

the basis of a new extensive landscape scheme which will augment the existing 

biodiversity of the canal. Further east, a triangular elevated terrace establishes the 

springing point for a potential new pedestrian and cycle bridge spanning the canal. 

The proposed bridge, aligned to the angle of approach will provide connections to 

the Cemetery and beyond to Kensal Green Station, the closest underground 

station to the opportunity area. A sloped walkway along the north elevation of the 

central canalside building provides an accessible route for pedestrians and cyclists 

from the towpath to the elevated public park. The landscape in front of the slope is 

terraced with deep planters and seating facing onto the canal. 

 

Tall Building Strategy 

 

4.13 While the five mansion blocks address the central public space and canal with a 

consistent datum, the proposals included a 35 storey building  located at the south 

east corner of site, establishing a marker within the masterplan and providing a 

wayfinding function addressing distant views from the west and from within the 

masterplan to the east. As per the KCOA SPD guidance, this tall building is set 

away from the canal edge and would demarcate the entrance to the proposed new 

bridge across the Grand Union Canal to Kensal Green Cemetery. Its location and 

orientation aligns to a primary pedestrian and cycle route, thereby marking a key 

point of access between the tow path, Cemetery and the masterplan.  

 

4.14. During the course of the design development, the proposed tall building was 

rotated 45 degrees, relative to the orientation of the adjacent proposed residential 

buildings. This design move was made in response to views from the neighbouring 

Grade I Listed Cemetery, increasing the slenderness of the tall building top when 

seen beyond the Grade I Listed Anglican Chapel. It also aligns the tall building form 
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with the proposed diagonal route that cuts across the new public park at the heart 

of the proposals, serving to emphasise the route in both local and distant views. 

4.15 The profile of the proposed tall building is stepped, resulting in a slender summit, 

providing both a distinctive top on the skyline and one which diminishes the 

building’s presence in views from sensitive locations in the surrounding area, such 

as the adjacent Cemetery. 

 

Design Review Panel 

 

4.16 The proposals were presented to RBKC and the QRP initially in February 2020 and 

then on a number of occasions subsequently, and the proposals evolved in 

response to the comments received. Key changes from earlier proposals included 

the reduction of residential blocks from seven to six and the reduction of the tallest 

building’s height to 35 storeys. The proposals were presented to the QRP in 

conjunction with those on the adjacent Ballymore site, and consequently changes 

in relation to the wider KCOA masterplan were also made, including the 

realignment of the central route through the two KCOA sites.   

 

5.0 Townscape and Visual Assessment  

 

 View Selection 

 

5.1 The views assessment relates to  verified views prepared by planning visualisation 

specialists Miller Hare, reflecting the January 2022 proposals for the St William 

Site.  

 

5.2 The locations of the views are based on the following sources: 

 

• Views S1-S11 are the Cemetery Views in Section 3 of the Views Study 

appended to the KCOA SPD; 

• Views 1-28 are the General Views in Section 2 of the Views Study appended 

to the KCOA SPD; 

• Additional views selected by Tavernor Consultancy following detailed visual 

analysis which identified further locations for assessment.  
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5.3 RBKC were consulted on the locations, lens sizes and render/wireline split during 

the course of 2021. It was agreed to be an appropriate set of views for 

consideration of townscape, visual and heritage matters (N.B. heritage impacts are 

considered separately by Smith Jenkins Planning & Heritage consultants). 

 

 Visual Assessment 

 

 Strategic Views 

 

5.4 The KCOA is not affected by any views designated in the GLA’s London View 

Management Framework (LVMF). The January 2022 proposals would therefore 

not impact on any strategic views. 

 

 Kensal Green Cemetery Views 

 

5.5 The most significant visual impact of the January 2022 proposals will be on views 

from the Grade I Listed Kensal Green Cemetery. For example - as identified in the 

Kensal Green SPD -  the central route from the Harrow Road entrance to the Grade 

I Listed Anglican Chapel and also on views to and from key structures and from 

the southern edge of the Cemetery nearest the Site.  These are key views in terms 

of heritage impact (as considered in the Smith Jenkins representations) but also in 

terms of townscape character, as these are also the main areas frequented by 

viewers and/or where the proposals would be most noticed in the Cemetery. 

 

5.6 Due to the open character of the Cemetery, which includes small monuments and 

low-lying structures, and the canal, which separates the Cemetery from the Site, it 

is evident that the January 2022 proposals will be visible to some degree from most 

parts of the Cemetery. Additionally, planting and open sky form the backdrop to 

recent views within the Cemetery – following the dismantling of the gasholder guide 

frames -  and the January 2022 proposals would introduce built form to its visual 

setting. The mansion blocks proposed beside the canal would provide a calm and 

coherent visual edge to the north side of the Site through their consistent height, 

orderly design and arrangement along the canal. At 12-14 storeys, they would be 

largely screened by trees in views from the southerly part of the Cemetery. The top 

of the proposed tall building would be more apparent in views from the Cemetery. 

However – where the tall building’s full profile is seen clearly – the proposals show 
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how the slenderness of its proportions can be accentuated through architectural 

expression, materials and colours, all of which have been developed to 

complement the tones and textures visible within the Cemetery itself.  

 

5.7 The January 2022 proposals would bring a new urban element to the setting of the 

Cemetery, and so to the character of views looking towards the Site. However, due 

to the scale of the Cemetery and the distance of the proposed tall building – 

separated from the Cemetery by the canal and mansion blocks -  the generally 

open character of the Cemetery would remain and the monuments and planting 

within it would continue to dominate. The proposed tall building would provide an 

elegant marker for the anticipated new bridge link across the canal and new 

connection through the Cemetery to Kensal Green Station. It would also signal the 

scale of regeneration taking place in the KCOA within the wider skyline. The 

mansion blocks would have less presence throughout the Cemetery, but, where 

visible, would have a well-composed and unobtrusive character, indicating the 

route of the adjacent canal. All the proposed buildings are articulated to 

complement the masonry structures in the Cemetery and to have a calm and 

recessive skyline character.   

 

5.8 It should be noted that any development above approximately 4 storeys on the St 

William Site would be in some part visible from the Cemetery and, as shown by the 

January 2022 proposals, at 12-14 storeys. However, this type of low-rise 

development would be wholly inconsistent with the aims and objectives of the 

KCOA and would under-utilise an identified brownfield site to help meet the 

borough’s objectively assessed needs as required under the NPPF2. 

 

5.9 This change to the visual setting of the Cemetery was anticipated in the allocation 

of the Site as an Opportunity Area for high density and tall development. This new 

townscape context to the Cemetery would make the urban location of the Cemetery 

in the 21st century perceptible from within its boundaries. The visibility of the 

January 2022 proposals would be justified through the very high quality 

architecture of the proposals and the enhancement of local legibility, as set out in 

the emerging Tall Building CD7. 

 

 
2 Please refer to Paragraph 119 of the NPPF (2021).  
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 Long-range views 

 

5.10 In the wider area beyond the Cemetery, the January 2022 proposals would be 

visible from certain points to the north of the Site, where the ground rises. The 

upper parts of the proposal tall building would be seen from streets aligned with 

the Site and when looking across open spaces from the townscape to the north of 

the Site, including Queens Park, College Road, Wrottelsey Road  and Harrow Road 

. The proposed tall building would locate the Site at these points in the wider area, 

signalling the substantial regeneration taking place in the KCOA and enhancing 

the skyline through the very high architectural quality of the proposed tall building. 

In these distant views, the tapered profile and fine articulation of the top of the 

proposed tall building will make a positive contribution to the existing and emerging 

skyline. 

 

5.11 In distant views from the west – from the open space of Wormwood Scrubs and 

the bridge over the Grand Union Canal at Old Oak - the present low-lying character 

of the intervening townscape means that the tops of the proposed mansions blocks 

would appear at the base of the proposed tall building, which would be seen more 

fully. In these views, the uniform height of the mansion blocks would provide a 

compact base element, from which the vertical form of the tall building would 

spring. The tallest building appears as a number of adjoining volumes which step 

up and taper towards the summit, with a slender top receding into the sky. The fine, 

vertical articulation and predominantly white tones at this distance would have a 

visually recessive character against the sky, lightly accented by the balconies, 

which would help to make the vertical volumes legible and enhance the perception 

of the building’s slenderness. The proposals would have a light character on the 

skyline, landmarking the Site in the wider area and enhancing the skyline through 

its very high architectural quality.  

 

 Mid-range views 

 

5.12 St Mary’s Cemetery is situated adjacent to (west of) Kensal Green Cemetery and 

at that greater distance from the Site than Kensal Green Cemetery, trees largely 

occlude the proposals. Where visible the top of the proposed tall building would 

have a slender and light appearance, comprising three thin volumes articulated 

with a fine outer grid and balconies. It would be a glimpsed, high quality urban 
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element on the skyline and, at this mid-range, would have a meaningful local 

identity in terms of wayfinding and orientation. 

 

5.13 In the townscape just north of the Kensal Green Cemetery, the January 2022 

proposals would be clearly visible when looking along streets orientated towards 

the Site and across the open area of the Cemetery itself, such as the view from 

Kensal Green Station and Pember Road. In these views the proposed tall building 

would be most visible. Its profile, slender proportions, architectural expression and 

light-coloured materiality would result in a positive appearance on the local skyline. 

The tops of the mansion blocks would also be seen providing a horizontal 

counterpoint and visual base to the tallest building. As noted, at this mid-range 

distance, the tall building would also have a clear landmark function, marking the 

anticipated new pedestrian route to the KCOA through the Cemetery and signalling 

the new neighbourhood established south of the Cemetery. This is wholly 

consistent with the objectives of the KCOA SPD and principles under draft Policy 

CD7.  

 

5.14 In mid-range views from the south, the January 2022 proposals would be seen 

looking north along streets aligned with the Site, such as St Marks Road, St Quintin 

Avenue, Notting Barn Road  and Barlby Road. It would be mainly screened by trees 

in these views, having much clearer visibility from open spaces in the area, such 

as Little Wormwood Scrubs and Kensington Memorial Park. In these south and 

southerly views, similar to views from the northeast the tall building profile would 

appear to comprise two main elements articulated with a fine, white outer grid and 

balconies. In this way, the tall building top would be clearly identifiable in mid-range 

views but would subtly change as the viewer moves around the context, enhancing 

its role in terms of interest, local legibility and wayfinding.  The proposed tall 

building would have a light character on the skyline overall, clearly separated from 

the foreground townscape in these mid-range views. 

 

5.15 Due to the bend in the route of the canal and scale of development along it, the 

proposals would have little visibility from the canalside to the east. Conversely, 

from the west, the view along the canal from Scrubs Lane Bridge shows both the 

proposed mansion blocks and tall building would be clearly seen. As described 

above, the proposals would appear well-composed, with a compact grouping of 

mansion blocks appearing at the base of a single, slender landmark form. The 
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balance of the composition and the stepped profile of the tall building are achieved 

through the proposed heights and have resulted from iterative testing of key views. 

 

5.16 It is also noted that at points in the townscape where streets are not aligned with 

the Site, very little of the proposed tall building would be visible if at all. Northeast 

of the Cemetery, it would not be seen from  Kilburn Lane and is unlikely to be 

noticed from Droop Street. To the south of the Site, it would not be seen from 

Portobello Road or Exmoor Street.  

 

 Local views 

 

5.17 The main local visual impact will be on views from the Cemetery, which has been 

a key concern in the design development and is considered separately above due 

to its particular nature and importance. The Cemetery forms the main townscape 

context to the north of the Site. To the east and west of the Site, the main views 

are experienced from beside the canal from the tow path to the west and from 

Ladbroke Grove Bridge to the east. In these close views, the detailed design can 

be discerned. In both views, the orientation of the tall building in relation to the 

mansion blocks brings a sense of depth and interest to the group. The mansion 

blocks would be consistent in mass and design character but still highly articulated 

and strongly capped with distinctive roofs. The tallest building would be visibly 

rooted in those lower elements in its expression, materials and tones, while with a 

contrasting vertical emphasis and tapering roofline.  

 

5.18 In local views from the south of the KCOA from Ladbroke Grove the proposed tall 

building would appear in relation to the mansion blocks in the same positive way 

as described in relation to the close views from the canal. In these local views, the 

high quality of the detailed design and the familial character of the buildings would 

be very evident. The proportions and profile of the tall building would have a 

positive appearance on the skyline, creating a successful and attractive marker. 

The massing and expression of the mansion blocks would provide a visual 

counterpoint to the tall building and bring the scale of built form down towards the 

adjacent canal and Cemetery. 
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6.0  Conclusions 

 

6.1 While the subject of these representations is the January 2022 proposals for the 

St William Site, the January 2022 proposals were formed in close consultation with 

the architects for emerging proposals on the adjacent Site to the east. The 

wayfinding role of the proposed tall building within the emerging masterplan and 

consideration of the cumulative impact of development across the KCOA on views 

and townscape character have also been key considerations. 

 

6.2 The January 2022 proposals reinforce the townscape principles set out in the SA1. 

The mansions blocks will provide a smaller scale, continuous and horizontally 

expressed frontage to the canal and Cemetery (point J.1). Key views to the main 

Cemetery gateway on Harrow Road would retain a sense of openness (Point J.2/ 

view 21). Greater height would not be wholly located away from the Cemetery and 

towards the railway (Point J.3), however the proposed tall building has been 

designed in response to views from the Grade I Listed Cemetery and would 

address the Site’s entrance on the canal and it would create distinctiveness, in line 

with Point J.5. The tallest building proposed on the St William site would landmark 

the new access provided to the towpath and a bridge link across the canal. It would 

mark the new routes opened up through the Cemetery, along the towpath and into 

the OA, performing a wayfinding function in local and mid-range views to the east, 

west and north. This is wholly consistent with requirements set out within the KCOA 

SPD.  

 

6.3 The proposed tall building would add positively to the skyline in views from all 

directions and at all ranges. The profile of its top has been carefully considered so 

as to have a recessive visual character on the skyline and slender proportions 

accentuated by the articulation of its form as adjoining volumes. The appearance 

of the top would be slightly different depending on the viewing angle, aiding the 

building’s wayfinding role and adding to its visual interest. Where more of the tall 

building is visible, its proportions would appear highly slender and it would appear 

as a vertical counterpoint to the more horizontal forms of the mansion blocks at its 

base. The positive balance of the two building types, in terms of mass and 

architecture, would be highly apparent in local views.  
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6.4 In terms of townscape and visual effects, the January 2022 proposals comply with 

emerging policy context under draft policy CD7 for tall buildings set out within the 

NLPR and positively reinforces the principles for the heights proposed under the 

draft Site Allocation SA1, with the designs representative of the exemplary quality 

envisaged. The Site Allocation should indicate the cues for landmark tall buildings 

to demarcate entrances to the proposed new bridge links.  
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Introduction 
This note has been prepared by Smith Jenkins Planning & Heritage in respect of the proposed allocation of 
the former Kensal Green Gasworks, which forms part of the Kensal Canalside Opportunity Area, in the Royal 
Borough of Kensington and Chelsea Local Plan as part of the New Local Plan Review under Regulation 19. 
 
This note concerns the heritage sensitivities of the site and whether, in line with the Regulation 19 
submission, the allocation of the site as part of the Kensal Canalside  Opportunity Area meets the test of 
soundness1. For clarity, the tests of soundness are four-fold: 

1. Positively prepared; 
2. Justified; 
3. Effective; 
4. Consistent with national policy.  

 
By way of background, Smith Jenkins Planning & Heritage advised St William LLP on the redevelopment of 
the former gasworks and prepared a Heritage Assessment setting out the significance of the various heritage 
assets within the surrounding area, the significance (through change within their setting) has the potential 
to be affected by the proposed development. This assessment has informed the evolution of the proposals 
and the approach to the site.  
 
In reviewing the approach, we have reviewed the October 2022 Policy Formulation Report in respect of the 
Kensal Canalside Opportunity Area.  
 
The Heritage Assets 
There are a wide range of heritage assets within the surrounding area of the Opportunity Area, the 
significance of which have the potential to be affected through change within their setting. Appendix 1  
identifies the heritage assets within the agreed study area used for the Heritage Statement and ES Built 
Heritage Chapter. Of particular note is the Kensal Green (All Souls) Cemetery to the north (on the opposite 
side of the canal) which contains circa 170 listed structures and is identified as a Registered Park & Garden 
as well as a conservation area. The significance of these structures is set out in the Heritage Assessment dated 
January 2022 which has informed design development.  
 
Pre-application discussions 
The development of the former Gasworks site has been subject to substantial discussion with the local 
planning authority, the Greater London Authority and, as statutory consultees, Historic England. These 
discussions have highlighted that the proposals will cause a degree of harm to the significance of several 

 
1 As defined by paragraph 35 of the NPPF. 
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heritage assets which includes the assets within Kensal Green Cemetery. This is the result of the change in 
scale of development on the site, moving from a gasholder to  residential development. This degree of harm, 
in terms of the NPPF, would be ‘less than substantial’ and require the balancing of public benefits. This does 
not, however, in light of an element of harm, preclude the identification as an Opportunity Area, but 
conversely, this is a matter of detailed design and a need to demonstrate that any heritage effects are given, 
in the context of the statutory duty, given great weight and any harm minimised and mitigated.  
 
The Opportunity Area Allocation 
Paragraph 190 of the NPPF highlights that local plans should set out a positive strategy for the conservation 
and enjoyment of the historic environment  including heritage assets at risk. Included within this is the 
desireability of new development making a positive contribution to local character and distinctiveness.  
 
It must be noted that the mere presence of heritage assets within the surrounding area of a site does not 
automatically preclude a local plan site specific allocation as an Opportunity Area. Conversely, the NPPF 
advocates that local authorities should proactively manage heritage through positive engagement.  
 
The identification of the former Gasworks as a Opportunity Area has been informed by the Council’s own 
supporting documents, which includes a views study (which includes a number of views from within the 
Cemetery and the surrounding area). This understanding of views has informed the suggested locations of 
the taller elements within the Opportunity Area. The policy suggests that such taller elements should be 
located close to the railway (i.e the south of the site). We would disagree with this approach as there are 
localised points of reference, such as the location of a proposed new bridge over the canal which would be a 
local townscape node and, as has been outlined in pre-application discussions, would be a suitable location 
for a taller element to deliver a legible townscape. This is similarly reflected in the adopted Kensal Canalside 
Opportunity Area Supplementary Planning Document (‘KCOA SPD’) adopted by RBKC in July 2021.  
 
There is also a wealth of information on the heritage values of the surrounding area which includes Historic 
England’s Old Oak Outline Historic Area Assessment (2015) as well as the Council’s Own Historic Area 
Assessment. This all forms part of the background to the site allocation, and confirms that it has been fully 
informed by the surrounding heritage sensitivities. The identification of the site as an Opportunity Area has 
been properly informed by the surrounding context and has been properly justified. 
 
Turning to the wording of the policy itself, the draft Site Allocation and Policy (included on page 14) provides 
detailed guidance on the location of taller elements and the broad approach to development on the site. 
Principle J identifies 8 townscape principles which includes detailed guidance on some of the sensitivities 
presented by the close proximity to the Cemetery, whislt principle Q states that the development of the area 
should provide for a suitable setting for the designated heritage assets. There is clear identification of the 
potential heritage impacts and a positive strategy is set out within the policy and the supporting text which 
allows for the proactive management of the potential heritage effects and how these can be managed 
through the policy. 
 
The development of the policy, and the allocation of the area as an Opportunity Area, wholly complies with 
the NPPF and therefore meets the tests of soundness in relation to heritage matters. 
 
The January 2022 Proposals 
 
The most recent proposals relevant to the St William site date from January 2022. These proposals have been 
discussed within the local planning authority and other statutory consultees, which includes a presentation 
to Historic England. 
 
In understanding the effect of the development on the surrounding heritage work, a full assessment of 
significance of the surrounding heritage assets (which includes an identification of the contribution of setting 
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to that significance) was prepared and shared with the local planning authority. This include co-ordination 
with the townscape and visual consultant to select views from within the Cemetery (on the opposite side of 
the canal) to illustrate the visibility of the proposed development. Key to these views is the development of 
the Cemetery and the importance of particular Avenues, for instance, the central ‘ceremonial’ route from 
the gateway from Harrow Road to the grade I listed Anglican Chapel.  
 
There is no doubt that there would be a change in the scale of development on the site which would be 
visible from within the cemetery and the surrounding area. The nature of the site though is that any new 
development on the site, even at four storeys, would involve a change in the character of the site, and would 
have a degree of visibility from the surrounding area. Therefore, in developing a height strategy for the site, 
an understanding of the key sensitivities has been informed by heritage, townscape and visual sensitivities. 
Key to this has been the use of high quality design as a public benefit which can be used as part of any 
planning balance required by paragraph 202 of the NPPF. We would suggest that the policy should include a 
reference to the need for high quality design as part of the site deliverables. 
 
There has been a continual process of review within the Design Team as the design evolves which involves 
both heritage and townscape professionals. In this way, whilst there would be an element of harm arising 
from the proposed development, a result of the change in the character of the surroundings to the heritage 
assets, this harm has been minimised and mitigated. This harm, for the purposes of the NPPF, would be ‘less 
than substantial’ and subject to the planning balance, being offset with public benefits.  
 
For clarity, the conclusions on the effect on the surrounding heritage assets are: 
 

• Dissenters Chapel – grade II* listed – less than substantial harm, lower end of the scale; 

• The Anglican Chapel – grade I listed – less than substantial harm, lower to middle end of the scale; 

• Kensal Green Cemetery Registered Park & Garden – less than substantial harm, middle end of the 

scale; 

• Kensal Green Cemetery Conservation Area – less than substantial harm, middle end of the scale. 

Concluding harm does not automatically infer that the allocation of the site is unacceptable and should not 
proceed. Instead, as the NPPF supports, there is a need for a positive planning approach to manage heritage. 
This is the approach that should be adopted here where there is an opportunity area (a strategic allocation) 
where there is an expectation of the delivery of a substantial amount of housing to support the wider aims 
of the London Plan.  
 
Summary and Conclusions 
Therefore, in summary, and referring back to the tests of soundness: 

1. Positively prepared – the allocation of the site has adopted a positive approach to the management 
of heritage, and guidance has been provided to how such impacts can be managed. The identification 
of the Opportunity Area has therefore been positively prepared; 

2. Justified – the identification of the Opportunity Area has been justified through an appropriate series 
of background papers which fully support the identification of the area and the approach to the area. 
The identification of the Opportunity Area has therefore been fully justified;  

3. Effective – the identification of the Opportunity Area is deliverable and has been presented to the 
Greater London Authority to address any regional policy matters. The identification of the 
Opportunity Area has therefore been show to be effective; 

4. Consistent with national policy – the Opportunity Area engages a positive approach to plan making 
when dealing with heritage assets. The policy identifies that there is a need to positively engage with 
heritage, which the policy does.  
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In summary, and in the consideration of heritage matters, it is considered that the identification of the 
Opportunity Area, is wholly appropriate and meets the NPPF tests of soundness.  
 
 
Paul Crisp, Director (Heritage) 
For and on behalf of Smith Jenkins Planning & Heritage 
13th December 2022 
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Appendix 1. Heritage Assets within the study area 



Listed Buildings Conservation Areas

Registered Park & 
Garden

Non-designated 
heritage assets



Heritage Assets within the study area potentially affected by the 
proposals

Listed Buildings

Key Name, Address Grade

1 Entrance Gateway to Kensal Green Cemetery II*

2 The Northern Colonnade II

3 Dissenters Chapel II*

4 842 Harrow Road II

5 Perimeter walls and railings II

6 E M Landers Stonemasons Showroom II

7 The Anglican Chapel I

8 Kensal House Day Nursery II*

9 Kensal House II

10 Corporation Yard II

11 Kensal House II*

12 St John’s Church II

13 Ladbroke Hall II

Conservation Areas

Key Name Date of 
Designation

A Kensal Green Cemetery Conservation Area 1984

B Oxford Gardens Conservation Area 1975

C St Mary’s Cemetery Conservation Area 1998

D Grand Union Canal Conservation Area 2002

E Kensal Green Conservation Area 1990

F Queen Park Estate Conservation Area 1986

Registered Park & Garden

Key Name, Address Grade

A Kensal Green (All Souls) Cemetery I
Non-designated heritage assets

Key Name, Address

a Grand Union Canal
b Ladbroke Grove Train Crash Memorial


