06/600: 246a-248 Kilburn High Road, London NW6 2BS

DESIGN STATEMENT

1.
The Site – Urban and Architectural Character of the Area

1.01 
The site at 246a and 248 is located on the eastern side of Kilburn High Road, which is part of Watling Street, the old Roman Road leading northwest from Marble Arch.  This is a busy trunk road and shopping street.  The existing buildings on the site consist of a derelict recording studio on two floors between the existing 4 storey buildings fronting onto 250-252 Kilburn High Road and a two storey photographic studio and flat at 246 Kilburn High Road located, at the rear of the site looking out over Kilburn Grange Park.

1.02 
No. 248 is a single storey building facing onto Kilburn High Road, with a shop front consisting entirely of glass blocks, with an oversized fascia without signage set in a rendered surround.  At no. 246 there is a gated access next to this façade, which leads to a mews serving the rest of the application site and the studio / flat to the rear at 246.

1.03
Access is from Kilburn High Road through the ground floor unit at 248, or using the access drive shared with the photographic studio and flat at 246.  

1.04 The north boundary of the site backs onto a yard serving 1 and 2 storey workshops, including a builder’s yard, marble masons and other small businesses.  The south boundary beyond the access drive to 246 is a high brick wall enclosing business premises, partly derelict.  

1.05
Planning permission (reference no. 2005/2545/PR1) has been granted to replace the buildings at 240/242 Kilburn High Road, with new shops at ground floor and 4 storeys of flats over, with a street elevation of 4 protruding square bays with double windows, topped with a mansard roof at fourth floor with dormer windows above each bay.  All four floors extend to the rear boundary to abut the new 6 storey block (planning reference number 2004/0381/P) of 23 affordable flats at 1-2 Grangeway, which fronts onto Grangeway and Kilburn Grange Park.

1.06
Planning permission (reference no. 2003/3333/P) has been granted to replace the two storey building with a decorative brick rounded gable adjacent to the site at 244, with a four storey building facing onto Kilburn High Road.  The design is similar to the scheme for 242/240 with two projecting square bays of 3 storeys above ground floor shops, topped with a mansard roof with decorative gables that echo the earlier design of the original buildings at 250 – 252 Kilburn High Road and elsewhere along the street.  Drawing no. 06/600/P42 shows 3 views of the Kilburn High Road elevation - as existing, with the proposed scheme in the existing context and in context with the approved schemes for 244, 242 and 240.

1.07
The existing late Victorian / early Edwardian buildings at 250 and 252 Kilburn High Road consist of ground floor shops with 3 storeys of flats above.  


The facades are typical for the street with dark coloured brickwork, stone banding, decorated stone window surrounds and decorative gables in front of mansard slate roofs.

2.
Planning History


Planning permissions have been granted over the past 5 years for a number of proposals for the application site:

2.01 
Ref no. PWX0103455 was approved in 2001. 

2.02
Ref no. 2004/4552/P was approved in 2005 for a part 4 part 3 storey gymnasium and café in a brutalist, unsympathetic style, with large picture windows in the street and south elevations set in protruding concrete frames, with ground floor circular windows in brickwork.

2.03
Ref no. PWX0103456 was approved in 2002 for a 3 storey courtyard building for B1 business use at the rear with 3 floors of 6 flats spanning over ground floor retail or business use at 248 and the driveway to 246. 

All the schemes, for which planning permission has been granted, assumed that the drive to 246 can be used both as the main access to the rear premises and built over with flats at first, second and third floors. 

3.
Government and Camden’s Planning Policies
3.01 PPS1 – Delivering Sustainable Development:

This refers to ways in which planning should facilitate and promote sustainable and inclusive patterns of urban development, protecting and enhancing the natural and historic environment and ensuring high quality development through good and inclusive design and the efficient use of resources.

With regard to the prudent use of resources, reference is made in Paragraphs 21 and 27 (viii) to building at higher densities on previously developed land and promotion of more efficient use of and through higher densities.  This site clearly falls within the definition of previously developed land.

3.02 PPS3 – Housing:

This includes, amongst its main objectives, making efficient and effective use of land, including the re-use of previously developed land and the construction of housing development in suitable locations which offer a good range of community facilities and with good access to jobs, key services and infra-structure.  The application site is clearly ”previously developed land” in a suitable location, as Kilburn High Road has a multitude of jobs, retail, transport and other services.

High quality design is also of importance.  Paragraph 12 refers to good design being fundamental to the development of high quality housing contributing to the creation of sustainable and mixed communities.  Paragraph 13 refers to design, which is inappropriate in its context, not being acceptable.  

In this respect, as the proposed drawings and Design and Access Statement refer, the design has been developed in consultation with Camden’s Urban design Team to respond to the scale, form and materials of existing and proposed buildings and the urban context of Kilburn High Road.  

The front building follows the form of the existing buildings at 250 and 252 Kilburn High Road and of the proposed developments at 240, 242 and 244 Kilburn High Road that have been granted planning permission over the past few years. 

The rear building has been designed and sited to respect and complement the building along the street frontage and the existing and proposed developments at the rear.

Paragraph 16 specifies the matters, which should be considered assessing design quality.  In accordance with these requirements, the application site is extremely well connected to public transport and community facilities, with many bus routes passing along Kilburn High Road and Kilburn Underground and main line stations within a short walking distance.  The development is well laid out so that space is used efficiently.  It is safe and as referred to in the Design and Access Statement, it is fully accessible to accord with Lifetime Homes standards and 2 flats (16%) have been designed to be fully wheelchair accessible. 

Disabled access is provided to all parts of the buildings, including the ground floor and basement.  The full range of community facilities including shops, schools, entertainment, health facilities and so-on, are accessible within a short distance from the development site.  The open space of Kilburn Grange Park is located directly behind the site.  

Furthermore, the principle of flats above retail and business premises and the design of the development compliments neighbouring buildings and the area in general being of similar scale, density, layout and access to nearby existing and proposed developments, including those that have been granted planning permission at 240, 242 and 244 Kilburn High Road and the flats recently completed at 1,2 Grangeway.

Paragraph 36 refers to the priority for development being on previously developed land.  The application site falls within this definition.  Paragraph 40 refers to a key objective being that the Local Authorities should continue to make effective use of land by re-using that which had been previously developed.  Reference is made in paragraph 41 to the national target being at least 60% of new housing should be provided on previously developed land.  The proposals thus help to contribute towards this target.

Paragraph 47 refers to 30 dwellings per hectare being used as a national indicative minimum towards making efficient use of land.  The development site has an area of 654 sq m and the proposals would involve providing 12 flats, which give rise to a density of 183 dwellings per hectare.  The proposals thus clearly comply with the requirement to make efficient use of the site. 

PPS3 recognises that the design and layout of new development can lead to a more efficient use of land without compromising the quality of the local environment and it is considered that the proposals for 246a/248 Kilburn High Road achieve this.  

3.03 The London Plan:

The London Plan continues the themes of PPS1 and PPS3 in encouraging higher density developments and sets a target of 16,940 homes to be provided between 1997 and 2016, an annual target of 850 dwellings per year. Policy 3A.3 requires Local Authorities to assess the capacity of housing sites in accordance with urban design and the density policies of the London Plan.

Policy 4B.3 states that the Mayor will, and the Boroughs should, ensure development proposals achieve the highest possible intensity of use compatible with the local context, and these should conform with density ranges set out in Table 4B.1.  As the site is “urban within 10 minutes walking distance of a town centre”, the appropriate density range is stated as 450 – 700 habitable rooms per hectare or 165 –275 units per hectare. 

The proposed scheme would provide 12 units and 37 habitable rooms on a 654 square metre site, which would provide a density of 565 habitable rooms per hectare or 183 units per hectare, both of which are within the specified ranges.

Policy 3C.22 requires that the Mayor, in conjunction with the Boroughs, will seek to ensure that in site car parking at new developments is the minimum necessary and that there is no over provision that could undermine the use of more sustainable non car modes.  The policy in Annex A4.2 states that for flat developments in areas of good public transport and /or town centres should aim for less than 1 space per unit.  The local planning officer has confirmed that the proposal for a car free development, with provision for I cycle space for each unit plus visitors is desirable in this location.

3.04 Local Plan:

Camden’s Replacement Unitary Development Plan, adopted in 2006, states that providing housing is one of the most important issues facing the Borough.  The aim will be to provide and retain a range of high quality housing to meet housing needs.  Policy SD3 states the Council will seek a mix of uses in development including a contribution to the supply of housing.

Policy B1 states that development should be designed to a high standard and respect its site and setting.  It should be safe and accessible, improve spaces around and between buildings and be sustainable by promoting energy efficiency and efficient use of resources and should seek to improve the attractiveness of the area and not harm its appearance or amenity.  The proposed scheme retains retail and business uses at ground floor and a new basement, resulting in no loss of employment use, although previous planning permissions had accepted this loss.  

The front block of flats facing onto Kilburn High Road continues the three floors and mansard roof of the existing buildings at 250 an 252 and the proposed approved developments at 240, 242 and 244, in sympathetic materials, to create a cohesive street frontage of consistent scale, context and proportion.  The new block of flats to the rear of the site above the ground floor business use is two storeys high, with a third storey penthouse.  This reduces the massing and size of the schemes approved in 2005 and 2002.  

White rendered cladding with dark metal framed windows, terracotta spandrel panels and balcony enclosures provide a contrast for the rear site and follows the precedent of the recently completed flats at 1-2 Grangeway.  This allows for the use of a prefabricated  lightweight construction of render on wood fibre insulation on lightweight metal frames.  The front building maintains the form and use of materials to continue the form and context of the street.  

Policy B9 states that strategic and important local views must not be harmed by any new development.  

The development site is not located in or close to any Conservation Area or Listed Building.  The buildings fronting Kilburn High Road will continue the massing and form of the existing buildings at 250 and 252.  This, together with the approved buildings adjacent at 240, 242 and 244, will effectively block all views, even oblique ones from Kilburn High Road and surrounding streets to the rear of the site.  The rear building will only be visible over the roof of the studio/flat building at 246 from Kilburn Grange Park.

Policy H1 seeks to meet and exceed the strategic housing target for the Borough. “The Council will grant planning permission for development that increases the amount of land and floor space in residential use and provides additional residential accommodation, as long as this reaches acceptable standards.” High densities are encouraged particularly near Town Centres and where well served by public transport and this can assist in contributing to sustainable development as policy SD4

Policy H2 states that the Council will expect all residential developments of 0.5 hectares or more and those with a capacity of 15 or more dwellings to make a contribution to the supply of affordable housing. The development has a site area of 0.0645 hectares and it is proposed to provide 12 flats and therefore these are below the thresholds for the provision of affordable housing.

Policy H7 encourages all new housing developments to be accessible to all. All new housing should be built to “Lifetime Homes” standards and 10% of new housing should be designed to be wheelchair accessible.  The proposed scheme complies with these standards with 2 flats (16%) of the proposed 12 units designed to be wheelchair accessible and all flats designed to “Lifetime Homes” standards.

Policy H8 requires an appropriate mix of unit sizes including large and small units.  The mix should suit site conditions and the locality. As Kilburn Grange Park is close to the site, it has been agreed with the Local Planning Officer that 25% (3 No) of the flats should be 3 bedroom units with the remainder a mix of 1 and 2 bedroom units  

Policy N4 states that development will only be approved where there is likely to be an increased use of public open space and an appropriate contribution to the supply of public open space is made.  This policy includes a scheme of five or more houses, including changes of use of new residential buildings to residential use.  As this is a ‘land-locked’ site, there is no opportunity to create public or even private open space.  An open space contribution will be agreed under a Section 106 Agreement.  

Policy T1 states that the Council will grant planning permission for a development that would encourage travel by walking, cycling and public transport.  Moreover, Policy T8 goes further by stating that the Council will grant planning permission for car free housing in areas of street parking control.  This site is served by many bus routes along Kilburn High Road to various other parts of North and Central London and is within a short walking distance of Kilburn underground and main line stations.  There is provision for cycle parking for both the flat users and the business premises below.  

It is proposed that this development would be car free, as all the surrounding streets are located in a controlled parking zone.

4.
Proposals

4.01
The scheme would demolish the existing derelict recording studio that has been vacant for over 6 years and provide retail and business premises at ground floor and basement with flats above in two separate blocks, continuing the frontage block over the retail unit and driveway with 4 storeys of two bedroom flats and a three storey rear block of 2 no. three bedroom flats and a one bedroom flat at first floor, 3 no. two bedroom flats and 1 no. one bedroom flat at second floor and a 3 bedroom flat at third floor, making a total of 3 three bedroom flats, 7 two bedroom flats and 2 one bedroom flats to provide a mix of accommodation to meet the requirements of Policy H8 of the revised UDP.

4.02
Each one bedroom flat would be at least 45 sq m and each two bedroom flat would be in excess of 65 sq m floor area to meet minimum space standards, with the floor areas of the three bedroom flats of between 93 and 107 sq m.  Two of the two bedroom flats have been designed to be fully accessible for wheelchair users and their carers. 

4.03
Access to the front block would be by staircase leading from the access road with a refuse store adjacent.  Access to the rear block would be provided with a lift and staircase core located at the back of the block.  The rear flats would be fully accessible with wider door openings, level access and other features to comply with Part M of the Building Regulations and to accord with Lifetime Homes’ standards in accordance with Policy H7 of the revised UDP, as explained in the Design and Access Statement.

4.04
It is assumed that this will be a car free development with a cycle store for 18 bicycles with 14 stands for the housing (1 cycle stand for each flat plus 2 for visitors) and 4 cycle stands (based on 1 staff and 1 visitor cycle stand for each 250 sq m of commercial floor area) for the commercial space to accord with Appendix 6 of the revised UDP. 

Separate fully ventilated refuse and recycling stores for the residential and commercial premises are located adjacent to the flat and business entrances. The refuse store for the flats allows space for 3 no 1100 litre Eurobins to store 43 bags per week, and 2 no 360 litre wheelie bins for recycling paper and bottles and cans. The separate commercial refuse store allows space for 2 no 1100 litre Eurobins to store up to 30 bags per week, and 2 no 360 litre wheelie bins for recycling paper and bottles and cans in excess of Camden Council refuse department’s recommended minimum standards for the 700 sq m of business B1 use.  

4.05
The flats have been designed to avoid over looking of other properties with no windows in the elevation facing onto the rear of the upper floors of 250 or 252 Kilburn High Road or in the rear elevation to avoid loss of privacy to the roof terrace of the studio/flat at 246 Kilburn High Road at the rear. All bedrooms and living rooms in the rear flat block face towards the north or south across the service yards with reduced massing and enclosure from the previously approved schemes for B1 and gymnasium use.  

4.06
The front block would extend as far as the rear wall of the adjacent building at 250 Kilburn High Road, which allows enough space to accommodate the two bedroom flats of 95 sq m on first, second and third floors and behind a mansard roof at fourth floor.  This is slightly larger than the previous approved scheme.  Access is only by staircase as there is insufficient space for a lift. 

4.07
Use:

Although previous planning permissions have accepted the loss of employment and B1 use on the site, this proposal would replace the derelict recording studio, which has been vacant and unused for the past 6 years, with a new small retail unit facing onto Kilburn High Road, to restore the continuity of street activity.  The rear space at ground floor and basement will be developed to provide B1 business space to maintain employment use.  This allows the upper floors to be developed for residential use, providing 12 new flats to create a diverse and sustainable contribution in keeping with and context of the area.

4.08
Amount:

As discussed, the form of the proposed buildings follows the precedent and continues the street frontages of previous approved schemes along Kilburn High Road.  The size and form of the rear building has been developed in negotiation with the Conservation & Design Officer and Camden, Mr Leo Hammond, to appear subsidiary to the front building and not adversely affect the amenity of surrounding buildings, both existing and proposed.  This and the required mix in flat size has determined the overall size of the development.

4.09
Layout:


Access to the flats and business use is through the existing retained gated opening in the mews, shared with the studio/flat at the rear of the site at 246 Kilburn High Road.  Entrance doors to the flats and business premises is from the mews, together with cycle and refuse stores.  


This allows for the full but narrow width of the retail unit at 248 to be restored.  The upper floors are laid out in two blocks, one facing Kilburn High Road and straddling the entrance to continue the form of the street frontage.  This provides a single two bedroom flat at each floor, with the flat at fourth floor within a mansard roof.  


The rear block provides four flats each at first and second floors, served by a lift and staircase core, with a penthouse flat at third floor. The flats face north and south, with small balconies to avoid overlooking and any loss of privacy and light to adjoining existing and future adjoining users.  This means that no windows can be introduced in the east elevation to take advantage of views to Kilburn Grange Park, as this would compromise the privacy of the roof terrace above the studio/flat at 246 to the rear of the site.

4.10
Scale:


As discussed above, the proportion and form of the flats facing onto Kilburn High Road responds to the existing buildings at 250 and 252 and the proposed developments at 240, 242 and 255.  The fenestration with string courses and banding would continue the pattern of the adjoining buildings and the roofscape would incorporate matching mansards with a prominent decorative gable.  This is illustrated on drawing no. 06/600/P42 and the three dimensional views along Kilburn High Road.  A bay window has been introduced to create a visual transition between the flat front elevations of 250 and 252 and the series of rectangular bays to the proposed schemes at 240, 242 and 244.  


The rear block has been designed as a subsidiary block of two storeys, plus a third floor penthouse over a brick plinth containing the commercial premises.  The massing and proportion has been designed to minimise impact and to respect the amenity of existing and future planned uses.  A Daylight and Sunlight Impact Report is attached that confirms that the new buildings would not obstruct or reduce the amenity of adjacent properties.  The form of the rear building follows the approved buildings to be constructed to the rear of 240, 242 and 244 and is smaller than the 6 storey building at 1-2 Grangeway.

4.11
Appearance:

The front block would be clad with dark red facing brick to match the predominant aesthetic of the street.  The banding and decorative surround to the windows of 250 and 252 would be continued on the new building, but using contrasting glazed brick.  The projecting bay with tiled roof is located below a decorative gable following the form of similar gables at 250 and 252.  A slate tiled mansard roof follows the same slope and height as 250 and 252 with raised parapet party walls between.  At ground floor the shopfront follows the proportion and form of adjacent shops and responds to Camden’s design guidelines.


The rear building is clad in white render over a brick plinth, with windows to living and bedrooms facing north and south and only small windows in the east and west elevations serving bathrooms and kitchens fitted with obscure glass.  A contrasting terracotta rain screen is used for spandrel panels between windows and french doors, leading onto balconies.  


The windows on the south elevation are recessed to avoid overlooking into the window of the first floor flat at 246, or other adjoining properties.


The ground floor is clad in facing brickwork, to act as a plinth to follow the form of the existing and surrounding buildings.
5.
Detailed Design

5.01
Access:


The mews leading from Kilburn High Road to the studio flat at the rear, backing onto Kilburn Grange Road has the benefit of a right of way and full access for the property at 248, as confirmed in the legal agreements.  This will provide full access for the use of the site, in accordance with the legal agreement.  

5.02
Daylight/Sunlight:


A Daylight and Sunlight Study has been prepared by J W Associates.  


This is attached and the Executive Summary confirms that external daylight,  annual sunshine and autumn and winter sunshine availability satisfies BRE Standards by the proposed development on adjoining properties.

5.03
Design & Access:


A design and access statement is attached, which shows that the flats and commercial space have been designed to comply with Part M of the Building Regulations and that all the flats have been designed to accord with Lifetime Homes standards.  In particular, two of the flats have been designed for wheelchair use and the complete scheme is accessible at all levels.


5.04
BREEAM Assessments:


An Eco-Homes Pre-Assessment report has been prepared by Julian Brookes Associates, which is attached and this concludes that the proposed scheme is predicted to achieve an Eco-Homes rating of “Very Good”, with an overall score of 65.9%.  


As certain elements of the assessment cannot be made at this stage, including the adherence of main contractors to the considerate constructor’s scheme, no credits have been awarded for these elements at this stage and it is probable that if the recommendations in the report are able to be adopted in a cost effective manner, the scheme will be eligible for an “Excellent” rating.  


A similar exercise has been carried out for a BREEAM offices pre-assessment report, also by Julian Brookes Associates.  This confirms that there is a predicted score of 31.62%, which is equivalent to a pass rating.  However,  the commercial element is only to shell and core and we would expect that during design development and fit out, this scheme would be up-rated to achieve at least 40% and an overall rating of “Good”.

5.05
Sustainability:


To meet the sustainability targets of at least 10% over the predicted energy use of building it is proposed to introduce photovoltaic panels on the flat roofs above the second and third floor flats.  These have been located so that they are behind the raised parapet walls and the attached Energy Assessment shows that this will achieve a reduction of 1582 kg C/per year, which exceeds the 10% target.  As the site is highly restricted, it is does not seem feasible to introduce bio-mass heating, as it would be difficult for delivery and storage and to locate flues without disturbing both the future occupants and adjoining owners.  


Similarly, as the site is enclosed by surrounding high buildings, the ability for introducing wind turbines does not seem to be viable, but will be investigated at detailed design stage.  


In the construction of the building, it is proposed to use as much sustainable materials as possible and methods of building and therefore the external cladding of the rear building would employ render on Diffutherm wood fibre insulation interlocking boards (made from 99.5% waste softwood and 0.5% inert waterproofing additives) as a non-toxic boarding, described in the attached leaflet.  These would be supported on a lightweight metal framing system.  


It had been hoped that a similar system could be used for the front block as well, but during detailed design negotiations with Camden’s Conservation and Design Department it was accepted that contextual treatment of the elevations, using facing brick, should be employed.  However, it is proposed that internal insulation linings would use similar materials, as for the external cladding of the rear block.


As the proposed development would replace existing buildings, there would be no additional surface water run off.  None of the commercial or residential uses would involve any adverse effect on air quality.  

5.06
Acoustic Report:


The Furness Green Partnership were commissioned to make preliminary design proposals for the air-conditioning and ventilation to the ground floor and basement commercial space. It must be appreciated that as this building has only been designed to shell and core, with no end user, this is only a preliminary assessment. 


Based on these designs Applied Acoustic Designs have prepared an acoustic assessment of the external plant noise in support of this, wherein they have recommended that the condensing unit located on the flat roof of the commercial space, between the front and rear residential blocks, should be housed in an acoustic enclosure, with attenuators for intake and extract ventilation.  By this method they conclude that the resulting noise, at the nearest noise sensitive facades, is likely to achieve the limiting noise level criteria and therefore the proposed plant may operate during the daytime and evening periods and still achieve the planning constraints imposed by the London Borough of Camden.  A copy of the report is attached to this document.

5.07
Contaminated Land:


The site is currently occupied by a derelict recording studio.  The planning department has advised that there is evidence that previously the site may have been used as a motor factory and timber yard, although there is no evidence to substantiate this.  There is no access at this stage to carry out ground investigations to assess whether the land beneath the existing building is contaminated.  Therefore, it is requested, in accordance with the London Borough’s Contaminated Land Guide, that a planning condition is attached to any planning consent, requiring the developer to submit details of investigations and any remediating measures that may be necessary and that this condition would not be discharged until the Planning Authority is satisfied that all information has been provided.

5.08
Access:


It is confirmed that the existing gated access leading to the studio and flat, at 246, the rear of the site, is a shared access and will be maintained, both during and on completion of the development.  It is not intended to alter the crossover onto Kilburn High Road and this will provide the main access for the flats and business use at the rear.  


All occupants and visitors cycles will be located in a ground floor store, accessed off this mews, together with refuse and recycling storage for both the commercial and residential uses.  It is presumed that the various users on the site will bring their refuse containers to the boundary of the site at collection times.  


It is probable that the managing agents for the flats will organise caretaking services for this and the occupants of the retail and commercial space will make their own arrangements, either using Local Authority or private refuse collectors, depending on future users. 

5.09
Construction Method


Prime access to the site is through the shared access driveway from Kilburn High Road, leading to no. 246.  As described above, there is a right of way and access using this roadway.  To the north of the site is a timber and marble masons yard and the suggestion that negotiations will be entered into for occasional shared access through this yard.  


It will be necessary to construct the rear block before the front block is built and once the ground floor slab has been laid, this will form the main holding area for materials and site accommodation.  


It is intended to utilise a lightweight steel framework and studding in small sections, for easy transportation to site and it is presumed that a jibbing crane will be used to offload materials.  


As there are surrounding residential properties, strict noise controls would be implemented and in accordance with local authority normal constraints.  


As the project is only at planning stage, no contractor has been appointed.  

6.
Contributions
6.01
The applicant is willing to enter into a Section 106 legal agreement to pay Educational Contributions in accordance with the 2006/2007 addendum to the adopted SPG clause 3.13 at the current rate of £4,339 x 7 for each 2 bedroom flat and £9,278 x 3 for each 3 bedroom flat.

6.02
In accordance with policy N4 of the revised UDP, the applicant would be willing to enter into a Section 106 legal agreement to contribute to open space provision.

DESIGN & ACCESS STATEMENT

1
The site is located on Kilburn High Road, which has good transport access, with major bus routes running north and south, with good connections to most of London and within walking distance of Kilburn underground and main line stations.  

2.
Site access is through a controlled gate into a mews, with entrance doors to the two blocks of flats and the ground floor accommodation.  There is level access into the ground floor shop unit at 248 from Kilburn High Road, with no change of level and a wide access door.  

3.
The shop unit will be left as a shell for fit out by a future tenant.  The door openings would provide minimum of 1000mm clear width.  It is presumed that manifestation at 900 and 1500mm will be applied to the glass of both the shopfront and entrance door.  The door will be manually operated with a self-closing device, which will require no greater force than 22.5m.  There is a wide exit door at the back of the shop for service and fire escape use, opening onto the mews.  

4.
The business B1 space at basement and ground floor at the rear of the site will have wide level access from the mews, both for the primary entrance and fire escape, with alternative means of escape down to the basement, together with a large goods and disabled lift.  The staircases and handrails will comply, with Part M of the Building Regulations, paragraphs 1.33, 3.55 and 3.51, with handrails on both sides and contrasting colours to identify the nosings of the steps.  

5.
No fitting out has been shown in the business use unit at ground floor and basement and therefore this would be subject to separate tenant approval under the Building Regulations.  

6.
All the flats have been designed to accord with Lifetime Homes standards.  The rear block has a lift serving each floor with wheelchair access and the staircases in both blocks have been designed to comply with Building Regulations, Part M, paragraphs 1.33, 3.55 and 3.51, with handrails on both sides and contrasting colours to identify the nosings of the steps.  

7.
1000mm wide doorways lead from the mews at ground to the entrance lobbies for each block of flats with no change level and all entrances will be well illuminated.

8.
Two of the 2 bedroom flats on the north side of the second floor have been designed to be fully wheelchair accessible, with bathrooms, bedrooms and kitchens laid out to accommodate wheelchair access, with second bedrooms suitable for carers.  

9.
All the other flats have been designed so that there is space for turning wheelchairs in kitchens, dining areas and sitting rooms and adequate circulation for wheelchair users elsewhere, with minimum 1200mm wide corridors and 900mm wide internal doors.  All toilets are at the same level as the entrance to the flats and the bathrooms have been designed for ease of access, with side approach to all baths and WC’s.


Living room window sills will be at 800mm or lower, with easily openable operation.  Switch, sockets and service controls will be at a height usable for all, between 600 and 1200 from the floor.  

10
The four flats in the front block, facing Kilburn High Road, are only accessible from a staircase running up from the ground floor mews entrance and because of the layout, it would not be possible to introduce a lift access to these four no. two bedroom flats.  

11.
The plans are fully dimensioned to demonstrate that the second floor two bedroom flats are wheelchair accessible and that all the rest of the flats accord with Lifetime Homes standards.

ENERGY ASSESSMENT

FOR 246A / 248 KILBURN HIGH ROAD, LONDON NW6 2BS

No, of dwelling units……………………………………..12

Average unit area (without circulation)………….…....952 m² /12 flats = 79m²

Total area for dwellings (with circulation)…..……...…1149m²

Approximate build cost……………….….…………….. £2.3 million

1) Baseline carbon emissions for the site using benchmarks

    or own calculations.
A) Total building floor areas:

    • Floor area of medium density housing

    = Number of dwellings x floor area = (12 x 79) = 952 m²
    • Floor area for business use = 749 m².

B) Baseline carbon emissions by building type:

     Baseline carbon emissions for medium density housing= 9.04
    kgC/m2/year
    Baseline carbon emissions for infill naturally ventilated offices= 8.06

    kgC/m2/year
C) Site’s baseline annual carbon emissions=

    (Baseline carbon emissions for medium density housing

    x floor area of dwellings)

    + (Baseline carbon emissions for offices x floor area of offices)

    = (9.04 x 952) + (8.06 x 749)

    = 8,606.08 + 6,036.94 = 14,643.02 kg C/year

2) Determine the Annual Carbon Emissions Reduction Target

    for the site
D) Carbon emissions reduction target = 10%
E) Site’s annual carbon emissions reduction target.

    Target x site’s baseline annual emissions= 10% x 14,643

    = 1,464 kgC/year

3) Calculate the annual carbon emissions reduction of each of the

    renewable sources

Total Gross Internal Floor area of development on site:

Basement………..381 m² 

Ground………….. 479 m²
First Floor………..383 m²
Second Floor……383 m²
Third Floor……....232 m²

Fourth floor………92  m²
Total                     1950 m² 

F) For ‘design-led’ renewable energy technologies:

For renewables where system sizing is ‘discretionary’:

Building annual carbon emissions reduction for 140m² rooftop PV =

(Installation size in m² x Annual carbon savings rate for rooftop PV) =

(140 x 11.3) = 1582kgC/year

Conclusion:

· The predicted reduction of 1582 kg C/year exceeds the target of 
     1464 kg C/year (a reduction of over 10%).

· The amount of PV required on the roof will be 140m²
· The use of other renewable energy sources (RES) such as a wind turbine/s, communal biomass heating and ground sourced heat pumps are not feasible options due to the density of the site and the space constraints within the site. Fuel availability and its storage are not feasible for this constricted site.
· The use of photovoltaics on the rooftop meets the carbon emissions reduction target of over 10% and yet is not seen from neighboring buildings unless one is looking down onto the roof.  
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