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5.1 The proposal is for a new urban quarter that is to be 
formed by a composition of individual buildings that frame a 
new public square. Each individual building would respond to the 
particular nature of its location, whilst combining with the others 
to deliver a coherent urban quarter.  The proposal would respond 
to its context and illustrate quality across its scales.

As illustrated in this document and supporting planning 
information, the process of design has followed an exemplary 
path, founded in a detailed study and understanding of the 
site’s context. The evolution of the design has been iterative and 
consultative, whilst the attention to detail has been careful and 
meticulous. The result is a development proposal that would 
transform a tired, degraded and unattractive corner of Notting Hill 
Gate into a vibrant and highly attractive new urban quarter.

The proposal benefits from extensive assessment carried out by 
the professional team across the appeal process, that addressed 
the specific aspects of height, design quality and impacts on 
townscape and heritage.  For all these aspects the proposal has 
received the Planning Inspector’s support.

Within this new application the proposal integrates provision for 
social rented space on the site, through the internal remodelling 
of Kensington Church Street Building 2, to provide  1x 1 bed, 
1x 2 bed and 1x 3 bed apartment per floor, with a total of 9 
apartments.  There are no changes to the external appearance 
since the previous 2015 planning application.  The Landscape 
Strategy document explores possible design options for perimeter 
green wall or green façade treatment to West Perimeter Building 
1 and, extending the green wall treatment to West Perimeter 
Building 2.

Informed by this process and the findings of the Planning 
Inspector, there are no changes to the external appearance for  
this detailed planning submission.  As such, the consideration for 
the proposal by wider and local stakeholders for the 2015 planning 
application is considered to remain relevant.

The Planning Inspector’s Decision dated 12.06.17, concluded that: 
‘... I consider that a scheme along the same lines as that 
proposed, but which either retained social housing on-site or made 
a more substantial contribution to off-site Affordable Housing (AH) 
within the Borough, or both, and used a realistic Existing Use 
Value (EUV) probably would be viable and have most or all of the 
same advantages.’ (Para.64)
‘Since dismissing the appeal for this reason should not necessarily 
prevent the development going ahead in its current form, but 
would only delay it slightly, I give little weight to the concern that 
the benefits of redevelopment of the site would be lost’ (Para.65)
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January 2017 Visual Impact Study 45 Notting Hill Gate, London W11 3LQ 31
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Proposed View 32(I). Outside 25 Ladbroke Road, on opposite side of the road 
(Miller Hare verified view)

Proposed View 3(2). Kenisngton Church Street, South of Campden Street 
(Miller Hare verified view)

Proposed View 6(15.1). Holland Park Avenue, West of Ladbroke Terrace 
(Miller Hare verified view)

Kensington Church Street

Holland Park Avenue

Ladbroke Road

Proposed View 11(31). Bayswater Road, junction with Ossington Street 
(Miller Hare verified view)

Bayswater Road

5.2 The proposal is the result of a well considered 
approach, that is based on a detailed and factual understanding of 
the site and over 4 years of consultation with RBKC, GLA, Historic 
England and local residents’ associations. 

5.3 Wider Urban Context
The proposed Corner Building is to be located to the North part of 
the site, on a main East-West axis across London, it is to form part 
of an existing line of tall buildings that mark significant junctions 
and transport nodes.  These buildings are significant to the 
legibility of the urban infrastructure of London. 

5.4 Immediate Urban Context 
The proposal is for a new urban quarter.  
The proposal’s building heights would grow across the site, from 
ground+2 up to ground+17, mediating between the distinctly 
differing scales and character of the surrounding context. 
The Perimeter Buildings, in their scale and the linear arrangement 
of their form, would respond to the domestic scaled Conservation 
Areas to the South. 
The Corner Building, with its slender architectural form that steps 
from ground+13 to ground+17, would respond to the commercial 
scale of the District Centre and the significant corner of Notting 
Hill Gate and Kensington Church Street.

This is to replace:
The existing Newcombe House, a bulky slab block building 
identified as an eyesore, with poorly defined built form along 
Kensington Church Street, a 61 space hard standing car park and 
an existing low quality and limited, North orientated public space.

5.5 Uses
The proposal is for a genuine mix of uses, including retail, office, 
flexible surgery/ office, residential and social rented space. The 
mixture of uses would be strategically located across the site to 
provide a balance of activities and 24 hour natural surveillance of 
the public realm at its centre.

This is to replace:
The existing run down office provision, low quality retail space, 
limited residential use and a private car park.
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Proposed View. New Public Square looking South (Miller Hare CGI)

New Public Square

5.6 Ground Floor Activities
The proposal’s uses at ground floor level have been designed 
to actively engage with the new public square and surrounding 
streets - with a vibrant mix of local shops, cafes and restaurants 
spread across 14 retail units and set alongside strategically 
located entrances to residential, office and community uses. The 
public square would provide a high quality home for the farmers’ 
market and offers flexible space for a range of community based 
events. It would become an important space in its own right and a 
major addition to the role and function of Notting Hill Gate.

This is to replace:
The existing ground floor, defined by limited active frontage to 
Notting Hill Gate, low quality retail along Kensington Church Street 
and blank walls and service accesses that frame the 61 space car 
park.  The stepped and ramped public access is not overlooked 
and is unsafe.

5.7 Public Realm
The proposal is to revitalise the public realm with a level access 
inclusive environment across the site, through the provision 
of a significant new public square. Strong visual and physical 
connections would be created between the new public square and 
the District Centre and surrounding network of streets. The new 
public square would provide a relief to the density of the District 
Centre and a much-needed social space for locals and visitors to 
gather in, use and pass through. It is rare that new development 
can make such a contribution.

This is to replace:
The existing limited, stepped and ramped public realm that 
is dominated by vehicles with a small north orientated and 
overshadowed public space.

5.8 Greening
The proposal is to provide a layering of greening across the site. 
Greening is to be enhanced at ground floor and introduced to 
upper levels through the provision of intensive gardens. Greening 
would also be integrated within the buildings through the provision 
of planters on the elevations of the Perimeter Buildings and winter 
gardens to the Corner Building. The greening to the site would 
soften the urban location, enliven its public realm with visual 
amenity and improve its ecology.

The existing has soft landscape along its public footpath only, the 
large open area of private car park has no further greening.
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5.9 Form and proportion
The proposal’s building heights would grow across the site, from 
ground+2 up to ground+17, mediating between the distinctly 
differing scales and character of the surrounding context. 

The Perimeter Buildings, in their scale and the linear arrangement 
of their form, would respond to the domestic scaled Conservation 
Areas to the South.  
The Corner Building, with its slender architectural form that steps 
from ground+13 to ground+17, would respond to the commercial 
scale of the District Centre.
The elegantly proportioned Corner Building would create a 
slender silhouette that clearly marks an area of townscape 
significance.  The proposal carefully balances the form and height 
of the elements to achieve elegant proportions and a successful 
architectural composition.

This is to replace:
The existing built form on the site, including Newcombe House’s 
ground+11+plant monolithic slab block. The existing Newcombe 
House building is identified as an ‘eyesore’ within the local 
authority’s Consolidated Local plan, due to its negative impact on 
the surrounding context.

5.10 Elevation
The proposal’s Perimeter Buildings elevations would be legible of 
their uses, with larger scale retail openings defining their base and 
predominantly smaller scale residential openings defining their 
middle and top.  A rhythm of pair and triple residential openings 
would reference local historic domestic architecture. 
 
The proposal‘s Corner Building elevations have a vertical and 
uniform grid established across the facade, to create an order 
and enhance its elegant proportions. Through interventions to 
the established vertical grid, the building would express its mix of 
uses and respond to its orientation and context.  Both the order of 
the elegant vertical grid and the varied rhythm of activity that it 
supports would be expressed, providing the building with a distinct 
identity that is specific to its context and is visible from 360 
degree views. 
The proposal is well considered in its approach, with a responsive 
tall building that is legible by expressing its orientation and uses.

This is to replace:
The existing Newcombe House has a repetitive elevation with the 
same curtain walling treatment to its North and South elevation 
– the building is not responsive to its uses or orientation and as a 
result functions poorly.
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Photo of 1:200 model, Aerial view looking North.  Info provided by photographer: Focal Length 47mm.

Note - Model 
illustrates massing of 
planning consented 
schemes for David 
Game House, Astley 
House, 66-74 Notting 
Hill Gate & 145 
Kensington Church 
Street.
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Proposed View. New Public Square, next to Cube Building,  looking South-East 
across New KCS Lane to Kensington Church Street 
(Miller Hare CGI)

New Public Square

5.11 Materials and Details
The proposal’s materials have been selected for their distinct 
quality. To enhance the perimeter buildings’ role in defining the 
urban quarter, a warm toned textured handmade brick is proposed. 
For the prominent Corner building, a contrasting light and smooth 
Portland stone and dark patinated bronze are selected as materials 
that are synonymous with high quality architecture across the 
borough, including the local landmark Grade II listed Barkers 
Building.

The Corner Building materials would be layered, the most prominent 
face of the building and its vertical grid would be in Portland stone, 
with lighter elements in bronze finished metalwork and glass 
layered back. This would create deep reveals to the openings, a 
play of light and shadow and of solid and transparency across the 
building.

The longevity of the quality of the buildings would be ensured by 
the proposed maintenance and cleaning strategies for the site. 
Crafted detailing has been developed across the proposed buildings 
and public realm to create an exceptional built environment that 
would endure over time.

With reference to the quality of materials, Adams Habermehl 
identifies the following:
‘The overall landscape scheme intends to use the highest quality 
materials throughout public spaces to provide a restrained ‘well 
mannered’ design that respects its setting whilst providing a clear 
identity and sense of place.  Existing street space is enhanced and 
new public space and gardens are created to provide landscape, 
public and residential amenity; habitat value and; to support the
broader aesthetic and economic vitality of Notting Hill Gate.’
Adams Habermehl Landscape Strategy, September 2017, Para.4.6

This is to replace:
The existing buildings and car park that have unattractive and 
deteriorating materials, including concrete, metal curtain walling 
and asphalt, with no depth to the facade and poor thermal 
performance.

5.12 Sustainability and Energy
The proposal would integrate renewable energy sources and 
has been developed to include potential for connection to any 
future planned Notting Hill Gate energy network.  Hoare Lea’s 
Sustainability Statement identifies the design as achieving the 
targeted BREEAM pre-assessment score of 72.3% (Excellent), under 
the BREEAM UK New Construction 2014 scheme.  
Hoare Lea’s Energy Strategy states:
‘The energy strategy has addressed the key elements of RBKC’s 
Local Plan and London Plan Policy on energy and will make a 
positive contribution to reducing the Boroughs CO2 emissions.’

This is to replace:
The existing poorly performing and deteriorating buildings that lacks 
sustainable characteristics.

Photo of KCS1 1:1 visual mock-up,  
typical residential bay
Info provided by photographer: 
Focal Length 24mm.

January 2017 Visual Impact Study 45 Notting Hill Gate, London W11 3LQ 35
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Proposed View 13(L3). Notting Hill Gate looking South (Miller Hare verified view, 
cumulative planning approvals illustrated, outlined in orange or rendered)

Corner Building David Game House
(planning approved)

Astley House
(planning approved)

Notting Hill Gate

NHG BuildingKCS2 Glass LinkKCS1

Photo of Corner Building 1:1 visual 
mock-up, typical residential bay
Info provided by photographer: 
Focal Length 24mm.
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5.13 Environment

The proposal’s layout, the stepping of the building forms and 
their location within the site, would have a positive environmental 
impact. 

Wind:
With reference to the wind conditions of the proposed design, 
RWDI state the following within their report:
‘Overall the Proposed Development would have a positive impact on the public 
realm in terms of wind microclimate.’ 
RWDI Pedestrian Level Wind Microclimate Assessment, September 2017, Para. 1.7

‘Wind conditions across the public square will be suitable for the
Farmers’ market and outdoor seating in the designated areas throughout the year.’
RWDI Pedestrian Level Wind Microclimate Assessment, September 2017, Para. 34.6

Acoustic:
With reference to the acoustic conditions of the proposed design, 
HL state the following within their report: 
‘On the basis of the noise and vibration surveys undertaken and the analysis of the 
acquired data, it is clear that the proposals as set out in this document will meet 
all policy requirements and the development as proposed is entirely appropriate in 
terms of acoustic performance.’
HL Environmental Noise and Vibration Strategy, September 2017, Para. 15

Daylight, Sunlight and Overshadowing:
With reference to the daylight, sunlight and overshadowing 
conditions of the proposed design, GVASB state the following 
within their report:
‘The availability of daylight within all of the proposed new dwellings will satisfy 
the targets in the British Standard Code of Practice for Daylighting and the future 
occupants of those flats will therefore enjoy a good level of amenity.’
GVASB Daylight, Sunlight & Overshadowing Report, September 2017, Para. 5.5

‘In overall conclusion, the performance of the proposed development, both in terms 
of impact on neighbouring amenity and the level of amenity within the proposed 
new development, will be more than adequate, and perform very well.’
GVASB Daylight, Sunlight & Overshadowing Report, September 2017, Para. 5.6

This is to replace:
The existing poorly arranged site, with a wind swept, 
overshadowed and noisy small public space to the North and at 
the base of the existing tall building and a main vehicular route. 

5.14 Density
The proposal is to optimise a brownfield site within a London 
District Centre, with a public transport accessibility level of 6B, 
the highest achievable. Quod’s Planning Statement identifies the 
proposed density, stating:

‘The proposal is for a density of 562 habitable rooms per hectare 
(based on 151 habitable rooms and a residential site area of 
0.2688ha). This is appropriate given the highly accessible location 
in the heart of a town centre.’ 
Quod Planning Statement, September 2017, Para. 5.51

This is to replace:
The existing underutilised site, that has an open hard standing car 
park and ill defined built form along its East and West edges that 
fail to provide a sense of enclosure or define an urban streetscape. 
The existing site is underdeveloped, with nearly a third of the town 
centre site covered by a car park (1,458m2 car park on a site of 
0.52ha).

5.15 Accessibility
The proposal is to provide inclusive access to the whole site, 
including a level access public realm with level thresholds to all 
entrances, contribution towards potential step free access to the 
London Underground station.  

With reference to the accessibility of the proposed design, Arup’s 
Accessible Environments Team state the following within their 
report:

‘The proposed development has been designed with inclusive access in mind, and 
has taken into account relevant policy, regulations and good practice. The benefits 
to accessibility that will be delivered by the scheme includes:
• The delivery of an inclusive public realm that can be enjoyed by all, which 

achieves great improvement to the existing pavements and spaces;
• A Ground Floor that achieves level access throughout, allowing unrestricted 

access and opportunities and vast improvements to the public realm;
• Inclusive design of the different elements, including retail and office areas 

(which are currently not accessible);
• 100% compliance with Approved Document M Volume 1 in relation to Category 

2 (Accessible and Adaptable Dwellings) and Category 3 (Wheelchair User 
Dwellings – Adaptable) residential units.’

Access Statement for Planning, September 2017, p.9 Para.6

This is to replace:
The existing stepped and ramped access across the site, with 
Newcombe House’s main entrance only accessible by steps to a 
podium level, discriminating against wheelchair users who must 
use the service access within the building’s undercroft. 
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Proposed View. New Public Square looking North towards Notting Hill Gate (Miller Hare CGI)

New Public Square

5.16 Planning Policies
The proposal’s planning policy compliance is assessed in detail 
within Quod’s Planning Statement, concluding that:

‘The application proposals accord with the development plan. This 
statement has shown that each layer of planning policy confirms 
the need to achieve high quality growth and regeneration, i.e. at a
national level, in London, in Notting Hill Gate and on this site. The 
site is identified as a major development opportunity, where a 
replacement tall building is appropriate.’ Para 6.5

‘Policies also identify that regeneration should achieve important 
public benefits including, particularly, a transformation of the 
quality of public realm and connectivity through the area, 
exceptional design quality and respect for the amenity of others. 
The assessment demonstrates that each of these requirements 
has been met through the careful evolution and design of the 
application proposals. The proposals also respond to local policy 
by providing a number of locally important amenities, including 
step free access to the Underground Station (also of strategic 
importance to London), a new doctors’ surgery and a high quality 
and permanent home for the locally popular Farmers Market.’ 
Para. 6.6

‘The remaining issue of affordable housing has now been 
comprehensively addressed. A revised affordable housing offer of 
nine social rented units on site, tenure blind and in a mix of unit 
sizes is proposed – supported by a Financial Viability Assessment 
which demonstrates that this proposal goes beyond that which 
could normally be justified.’ Para. 6.9

‘The proposals accord with the development plan and it is clear 
that there are no adverse impacts of the development which 
can be shown to outweigh the presumption in favour of granting 
planning permission. Approval of this application would accord 
directly with the conclusions of the appeal Inspector who was 
clear that, if the affordable housing issue could be addressed, 
regeneration of the site should not be delayed.’ Para. 6.10

This is to replace:
The existing Newcombe House, that is the subject of a site specific 
reference in the CLP (Para. 16.3.9), as follows:

‘As an eyesore, the Council will adopt flexible planning standards 
to bring about the redevelopment of Newcombe House as a 
catalyst for the regeneration of the wider area.’
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Proposed View 6(15.1). Holland Park Avenue, West of Ladbroke Terrace looking East 
(Miller Hare verified view, cumulative planning approvals illustrated,
outlined in orange or rendered)

5.17 Impact on Townscape and Heritage
The proposal offers numerous townscape and heritage benefits, 
with new elegantly proportioned high quality architecture. 

Professor Robert Tavernor’s findings within his townscape and 
heritage analysis illustrates that:

‘The Proposed Development will enhance and promote sustainable 
development. It has been conceived as an integral part of the 
townscape of the locality. It will have a distinctive character and 
sense of place, drawn from analysis of the specific location of the 
Site and the local identity. The high quality of the architectural and 
urban design proposals and the creation of a new public square 
will significantly enhance the local townscape and the character 
and quality of Notting Hill Gate.’
Tavernor Consultancy Townscape, Heritage and Visual Impact 
Assessment Para. 8.11

For the 2015 application, impact on townscape and heritage 
was given as part of reason for refusal 1.  The Inspector has 
considered the proposed impact on townscape and heritage and 
stated: 

‘The Appeal Scheme would therefore cause some, slight, 
harm to the settings of two of the CAs, a listed building and 
a heritage asset. However, there would also be a high degree 
of enhancement while in several instances the effect would be 
neutral’ 
Planning Inspector Decision, 12.06.17, Para. 41

This is to replace:
The existing deteriorating bulky eyesore building Newcombe 
House.  
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Proposed View. Kensington Place looking North with visiblilty through site towards Notting Hill Gate (Miller Hare CGI)

Kensington Place

5.18 Height
The proposed massing has been considered in response to the site 
specifics.   The building heights would grow across the site, from 
ground+2 up to ground+17, mediating between distinctly differing 
scales - the commercial scale of the District Centre to the North 
and the domestic scale of the Conservation Areas to the South.  
The proposed Corner Building is slender and, as a result, at the 
height proposed is elegant. 

For the 2015 application, height was given as part of reason for 
refusal 1.  The Inspector has considered the proposed height and 
stated: 

‘The Appeal Scheme would satisfy CLP policies CL1, CL2, CL11 and 
CL12, which set criteria for context and character, design quality, 
views and building heights and had formed the principal basis for 
the Council’s objection’ 
Planning Inspector Decision, 12.06.17, Para. 31

This is to replace:
The existing bulky Newcombe House and a series of low-rise 
blocks that give no definition or sense of enclosure to the street 
scene.

5.19 Design Quality
The proposal is of a high quality design, with its quality apparent 
in every aspect of its design, including its buildings and new public 
square.  The proposed quality has been considered with reference 
to the objectives set out in London Plan policy 7.7, Location and 
design of Tall and Large Buildings.  A detailed analysis illustrates 
compliance with the policy and a high quality proposal.

For the 2015 application, design quality was given as part of 
reason for refusal 1.  The Inspector has considered the proposed 
design quality and stated:

‘I find that the overall design of the scheme would accord with 
policies 7.4, 7.5, 7.6 and 7.7 of the London Plan, (consolidated 
with alterations) dated March 2016, which set criteria by which to 
judge local character, public realm, architecture and the location 
and design of tall and large buildings. These include a high quality 
design response and the highest standards of architecture.’ 
Planning Inspector Decision, 12.06.17, Para.30

This is to replace:
The existing poorly conceived built environment, with its hard 
standing car park and slab block building Newcombe House, 
considered to be an ‘eyesore’. 
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5.20 Summary

The process of design has followed an exemplary path, founded 
in a detailed study and understanding of the site’s context. The 
evolution of the design has been iterative and consultative, whilst 
the attention to detail has been careful and meticulous. The result 
is a development proposal that would transform a tired, degraded 
and unattractive corner of Notting Hill Gate into a vibrant and 
highly attractive new urban quarter.

The Planning Inspector’s Decision dated 12.06.17, considered the 
reasons for refusal and evidence presented, including the new 
material brought to his attention and now described in this Design 
and Access Statement.  The Inspector stated his support for the 
proposed height, design quality and townscape and heritage 
impacts and concluded that:

‘... I consider that a scheme along the same lines as that 
proposed, but which either retained social housing on-site or made 
a more substantial contribution to off-site Affordable Housing (AH) 
within the Borough, or both, and used a realistic Existing Use 
Value (EUV) probably would be viable and have most or all of the 
same advantages.’ (Para.64)

The Inspector expressed his expectation that: 
‘Since dismissing the appeal for this reason should not necessarily 
prevent the development going ahead in its current form, but 
would only delay it slightly, I give little weight to the concern that 
the benefits of redevelopment of the site would be lost’ (Para.65)

The proposed design positively responds to the site specifics and 
the inspector’s decision, through the provision of social rented 
space on the site, whilst maintaining the overall public offer and 
the quality of the proposal.

2544_8065 version 170112
45 Notting Hill Gate [Verified Views] | view KCS(KCS) | Kensington Church Street, corner with Kensington Mall | Dusk Extended - Proposed

Proposed View. Kensington Church Street Corner with Kensington Mall looking North-West (Miller Hare CGI)




