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THE BRIEF

The site lies between Rainsford Road and Twyford Abbey Road, Park
Royal industrial area which is a well established designated strategic
industrial (SIL) location. This designation means it is amongst the
preferred locations for industrial type uses in London.

Twyford Abbey Road, is located to the south of the A406 with connection
to the A40 and ultimately leads to M40. The primary infrastructure road
Is accessed from both the Northern side by Twyford Abbey Road and
western side from the Rainsford Road.

CLIENT OVERVIEW

URBAN PROP 8 SARL is the holding name of GLi, one of the UK's
‘largest privately owned development companies. The client has
particular expertise in the redevelopment of sites for industrial and
logistics facilities, including contemporary high-quality and sustainable
buildings. PR1 - 291 Abbey Road, is part way through construction, with
PR2 - 511 Abbey Road due to commence on site imminently.

SUMMARY OF KEY DEVELOPMENTS

To develop a 276 acres / 112 hectares plot in order to deliver total of
8,544 sq m of commercial floor area in addition to a combined 2,022
sq m office space providing an overall footprint of 10,566 sg m (GEA).
The design is to meet the requirements of the modern logistics market
as well as normal Institutional Standards with a service yard provided to
all units.

Unit 100 is provided with the service yard to the western side of the
warehouse. The unit features 6 N° level access doors with 3 N° dock
doors as operationally required by future tenants. In addition there is
4N° van parking spaces there is also provision of 12 N° staff and visitor
parking spaces which are again located to western side of the unit
within the service yard.

The unitis also equipped with the previously mentioned office content
to the northern elevation. The offices are proposed across three floors
in order to maximise stationary functionality. Within the commercial
floor area stated a storage production level of 3,368m sq is proposed

- A high-quality entrance to the site for all transport modes and users of
the development from both sides of the development .

- Connectivity for sustainable transport means, including buses, cyclists
and pedestrians within the broader road and footpath network.

- Recognition of the context of the site being near to a residential area

- High standard of building design, to be reflective of best practice in
the industrial & logistics sector.

PR2 - Abbey Road

UPDATES OF THE DEVELOPMENT

The initial planning OPDC pre-application took place on 27/02/23 and a
subsequent second pre-application meeting on 22/05/23. A GLA pre-
application meeting was held on 30/06/23 where key feedback was
received by the Planning and Urban Design officer. Following recipient of
this, the Design Team, now present their responses within this document.

THE CORE TEAM

The core design team are as follows

Client / Applicant

URBAN PROP 8 SARL

Project Manager

KAM Project Consultants Ltd

Architect UMC Architects

MEP Consultant \Waterman Building Services Ltd
Engineer Burrows Graham

Cost Consultant Core Five

Planning Consultant RPS

Transport Consultant Steer Group
Landscaping Architect FPCR

\Waste Consultant

AA Environmental Consultants

ATETRATECH COMPANY
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core five

P steer
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SITE CONTEXT

HISTORY

The site has a been in industrial use for at least
78 years.

Key Plan of Previous Aerial Photography
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022 SITE LOCATION

The site is placed in Twyford Abbey Road between A406
and Coronation Road in a large industrial zone. With adjacent
residential housing to the western side of the site.

KEY
— Main roads

mm— Train Line
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SITE CONTEXT

SITE CONTEXT SCALE

The diagram shows the variety in
height within the existing context.

The current buildings are greater in
height towards the north of the site.
The front facade of the building
s to be retained within the overall
proposed development.

KEY

Higher

Lower

Plot Boundary



SITE CONTEXT

SITE CONTEXT ROOF LINE

The diagram shows the location of
pitched and curved roofs within the
local context.

The roof types of the surrounding

buildings can be categorised into
two groups,

¢ Pitched and curved roofs without a
parapet,

* Flat or pitched roofs with a parapet.

. - Pitched / Curved
No Parapet

- Pitched / Flat
\With Parapet

Plot Boundary



SITE CONTEXT

EXISTING LAND USE

Key.

\ Industrial
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SITE CONTEXT

OUTLINE OF SITE CONSTRAINTS PLAN

The site contours reflect the steepest gradient occurring to the South
of the site.

To the west of the nearest site boundary there is a residential receptor
on Rainsford Road.

There is currently no public transport that runs to or across the site.

The site is bound to the west by Rainsford Road and to the North by
Twyford Abbey Road.

The site is not affected by the flood risk and is categorised as 'very
low risk'

The flood data has been taken from the government website. The
current flood risk does not affect the proposed development. Very
low risk means that this area has a chance of flooding of less than 0.1%
each year. This takes into account the affect of any flood defences
in the area. These defences reduce but do not completely stop the
chance of flooding as they can be overtopped, or fail.

The nearest watercourse is the canal to the North of the site.

The existing on plot building indicated on the image adjacent is
locally listed. The building has significance as the former printworks
for the Radio Times.

The neighbouring tree vegetation west of Rainsford Road is designated
as land for high spatial woodland improvement. No conservation
areas are in the immediate vicinity.

The established lawful use of the Site is within Use Class B2. The
site previously operated as a waste transfer and treatment site by
Bridgemarts Limited. Bridgemarts became insolvent in 2022 and the
waste operation has since ceased.

North Elevation - retention of front facade adjacent Twyford Road

Fast Elevation - extent of existing office to be demolished

External view of previous waste handling facility

Fast Elevation - view along Rainsford Road

Internal view of previous waste handling facility

Internal view highlighting poor internal condition of the
building



SITE CONTEXT

SITE CONSTRAINTS PLAN
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Vehicular Access to site
entrance

Sensitive Edge from Existing
\/\ Residential Properties
Flood Zone 2

Flood Zone 3

Residential Zone

- Canal

Retention of part of the facade
of locally listed building
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DEVELOPMENT PROPOSALS

REVISED PROPOSED LAYOUT

-
{

O

Design evolution of the site layout
as presented in the second ODPC
pre-application meeting following
comments received from the
initial meeting.

.

Revised site layout taking
onboard further design
evolution and comments
received during the second
ODPC pre-application meeting

O

- ~

Revised site layout taking onboard
further design evolution and
comments received during the
GLA pre-application meeting




Received Comments

Improvements to the function and
quality of the public realm through
enhanced street  greening,  public
realm and active/positive frontages,
more generous pavement widths and
improved way finding’

‘Significantly eroding the opportunity to
make a positive contribution to the street
and results in a poor-quality expression
of the corner condition’

‘Building can be retained and adapted
alongside improvements to the public
realm;,

Soft  landscaping scheme to be
delivered to improve the character of
the street, enhance the setting of the
locally listed building and contribute to
urban greening.

Proposed landscaping scheme does
not maximise the opportunity to improve
the character of Twyford Road

Explore how trees and other soft
landscape features could be planted
in the street to positively impact the
pedestrian environment.

ldentify any amenity space for staff.

13 Cycling and London Flan Policy

Local identity and character by
conserving —and  enhancing — non-
designated heritage assets and their
settings. Proposals should also ensure
that local character is informed by the
areas existing heritage including the
Grand Union Canal

Response

- The quality of the public realm has been improved
throughout by implementing and improving greening to
the Twyford Abbey Road boundary now increased to 3.7m
depth as a minimum with grasscrete behind. The external
wellbing areas have been maximised and improved
through the relocation of the car park and also through
seating and external sun shading. This makes a positive
contribution to the street scene when viewed from either
Rainsford or Twyford Abbey Road.

- Through the relocation of substation to the eastern
boundary and the car park to north of the service yard the
street scene has been significantly improved to the corner
of Rainsford and Twyford Abbey Road. Formal hedging,
ornamental and tree planting, with the use of bench and
picnic bench seating benefiting from a sun shade canopy
create an excellent wellbeing area for staff and visitors.

- The western boundary fronting Rainsford Road has now
benefitted from an increased landscaping through the
repositioning of the car park. This landscaping width has
increased to total +5m at its widest position adjacent to the
service yard entrance.

- Green roofed ecohabitat cycle shelters have been
proposed with space provision to suit a cargo bicycle.

- The local character has been retained by brick matching
the facade material to the northern elevation of the office
extent The new element of building above the existing has
been set back to clearly identify the relationship between
new and old. The Art Deco influences of the existing
heritage assist has be retained to the office entrance
location. The entrance to the office is situated to work with
the existing site level constraints as well as allowing staff
and visitor accurate building orientation.
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031 REVISED PROPOSED LAYOUT
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DEVELOPMENT PROPOSALS

TWYFORD ABBEY ROAD / RAINSFORD ROAD PUBLIC REALM & EXTERNAL WELLBEING PROVISIONS

Location of external wellbeing amenities
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DEVELOPMENT PROPOSALS

SITE & BUILDING SECTIONS
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Site & Building Section A-A

Key Site & Building Levels

Existing external levels to the front of retained existing building facade - -1132m

Proposed Office Ground Floor finished floor level (to existing window heights) = +0.000mM 8-
Proposed Warehouse finished floor level - +1900mM pA(e
Proposed Office First Floor finished floor level (to existing window heights) = +3.750mM /
Proposed Office Second Floor finished floor level (to existing window heights) - +7500m
Storage Production Level (+10.250m above warehouse finished floor level) - +12.150mM “‘
Clear internal height (+15.000m haunch above warehouse finished floor level) - +16.900mM “\‘

Site Plan



DEVELOPMENT PROPOSALS

INTERNAL STAFF & VISITOR WELFARE SPACE

? N

Second Floor Landing

First Floor Landing

Curtain walling full height
to reception, first and
second floor circulation
landings

)
W

Reception Lowered bulk head ceiling
Ira r above proposed reception
‘ ’ !{ m - area incorporating feature
T Ul lighting

Main Stair

10 Person Lift Living wall complete with
its own irrigation system
surrounding feature back
lit water wall

2700
2500

)

]
b
]

v

Reception Elevation Feature Wall

Internal office accommodation provided to the best in class finishes and
amenities, designed to enhighten the users wellbeing.

Green living wall to reception

Water feature to reception

High-end finishes giving careful consideration to sustainable credentials
Amenity space to match inner city London high-end office
accommodation

Living wall complete with
its own irrigation system

Bespoke feature back lit
water wall from H20
Designs

600 x 600mm ceramic
floor tiles

Grecale - Acciaio Refin
Colour Fango with
recessed matwell



DEVELOPMENT PROPOSALS

DESIGN DEVELOPMENT OF THE NORTHERN AND WESTERN FACADES

Original Elevations

Previously proposed elevations did
not suit the local requirements, as
they formed a visual discontinuity
between the existing retained
facade, and the new development
on the northern elevation.

Design Exploration

The  design  has  explored
the possibilty of complete
disconnection between the office
area, tothe rest of the development
through the use of material
replication. This exercise has come
to be partially successful through
redesign of the front entrance
core replicating the existing  Art
Deco influences. The Northern
now merged with the existing
facade to be retained and the clear
distinction between new and old
was deemed to no longer exist.
Yard elevation now brought to life
through fenestration and additional
loading doors.

Final Elevations

The revised elevations address
previous comments to  all
elevations. The Northern elevation
now features a parapeted roof to
harmonise the forms and language
of the facade retention. Using
metal clad building materials assist
in differentiating between the new
and old building structure. Also
by setting the proposed building
5m back the relationship is further
accentuated. Omission  of the
vertical fenestration and green wall
to the western elevation following
Urban Design Officer comments.

v



DEVELOPMENT PROPOSALS

REVISED BUILDING ELEVATIONS

Original Northern Elevation

Revised Northern Elevation

Comments Received

‘Proposals should also ensure that local character is
informed by the area's existing heritage including the
Grand Union Canal, raillway and industrial heritage.”

‘Height and massing of the development overwhelms
the retained locally listed facade:

‘Explore a flat roof with a parapet condition to achieve a
more sensitive relationship to the existing building.”

Response

The Northern elevation of the proposed scheme has set
back the above office area by 5m in order to not detract
away from the historical value and local character of
the retained facade. The step back will provide a more
graceful transition of the form onto the northern facade
when based on human scale.

The addition of the parapet wrapping around the north,
east and west elevations replicating the built form of the
existing facade to successfully combine both elements
as individual elements.



DEVELOPMENT PROPOSALS

REVISED BUILDING ELEVATIONS

Original Southern Elevation

Comments Received

Existing facade could be sensitively altered
at ground level to create an active frontage by
accommodating entrances and full height openings
fo the ground floor spaces, with appropriate
distribution of uses’

Tmprove this elevation and positively contribute to
the character of Rainsford’

Response

The entrance elevation viewed from the Rainsford

road has been designed to wrap around using the

‘ , brick typology matching the retained facade creating a
Revised Southern Elevation continuity on the ground level.



DEVELOPMENT PROPOSALS

REVISED BUILDING ELEVATIONS

Received Comments

Improve this elevation and

positively contribute to the

character of Rainsford”
Southern Elevation

It has  well-preserved

strong horizontal elements

of the facade with vertically

Original Western Elevation expressed stair cores,

Response

On the Western elevation
the proposed entrance
celebrates the existing
heritage of the site though
implementation  of the
windows which will imitate
the Art Deco influenced
stair cores on the northern
elevation. The change in
roof line willvisually identify
the separation between
ancillary offices and the
warehouse and from new
and old. Assisting in aiding
orientation to staff and
visitors,

Revised Western Elevation
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LANDSCAPE PROPOSAL

PROPOSED LANDSCAPE DESIGN
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Baudergreen Xf301 Lightweight Sedum System:
(1. Vegetation, 2. Edge trim, 3. Drainage, filration and
protection layer,

4. Waterproofing)

DRAFT WORK IN PROGRESS

NOTES:

All planting and seeding to be undertaken within the first
planting season following the completion of construction of the:
development. The landscape contractor will make himself aware
of the service locations prior to commencing planting operations.
and no tree will be planted closer than 4.5m to any adoptable
cable or 3m to any private cable.

TOPSOIL
At the time of starting work areas to be planted will be covered
by either:

Undisturbed topsoil prepared as necessary by the Main
(Contractor so that it is a sutable state for the cultivation
operations as stated below.

~ Topsoil to be 450mm for shrub planting.

o
- To BS 3882, grade: General Purpose

Source to be confirmed by the Contractor.

Provide a declaration of analysis including information
detailing each of the relevant parameters given in BS 3882,
clause 6 and table 2 for the grade of topsoil specified.
EXISTING TREES AND HEDGEROWS

-~ Existing trees and hedgerows to be retained to be managed in
‘accordance with the Arboricultural Assessment

TREES

~ All rees o be planted in tree pits @ 1000mm x 1000mm x
750mm or at suitable size to accommodate root/container size.
- All trees 1o be back filled with top soil and suitable organic
material (to be specified)

- All trees should be double staked using pointed softwood /
peeled chestnut / larch or oak stakes, free from projections and
large or edge knots and tied above ground.

~ All rees located within 3m of any services or within the hard
standing to have their roots directed downwards by t
installation of Reroot 600 or Reroot 1000 dependant on ground
conditions and service locations.

- Suitable rabbit guards, or shelters will be used to

protect plants from damage until established. Existing trees
adjacent to the feature will be left uncut and managed in a
similar way to standard trees. Tree guards will be removed once
the planting is established.

\
CULTIVATION
~ Break up any compacted topsoil to full depth
~ Within a few days before planting, but in suitably dry weather
and ground conditions, cultivate top 300mm of allplanting beds,
using suitable plant to loosen, aerate and break up the soll into
particles of 2-8mm.
Spread well rotted organic material, subject to approval.
Leave surface regular and even.

move weeds, perennial weed roots and undesirable

(Cmaterial brought to the surface including stones and clods larger

than 25mm in any dimension, roos, tufts of grass and foreign
mater.

- Do not dig or cultivate within the root spread of trees and
shrubs to be retained.

MATERIALS AND WORKMANSHIP
- Materials and workmanship shall generally be in accordance.
with the following documents - BS3936 Nursery Stock and
BS4428. Recommendations for General Landscape

Operations.

~ Plant material to be the sizes and dimensions as stated in the
schedule and shall be healthy with good fibrous root systems.

HERBICIDES

- Allow for a pre-application of an approved translocated
systemic herbicide to planting areas by suitable spraying
‘apparatus to the manufacturer's instructions and in line with the
1997 Control of pesticides Regulations and 2003 COSHH

Broxap Brompton Picnic Bench

Broxap Litchard Seat

PLANTING

- All omamental shrubs to be planted in pits 150mm wider and
deeper than their oot ball.

= Pits to be back filled with topsoil and slow release fertiliser at
an appropriate rate.

~ Al planted areas are to be mulched.

~ Geotextile membrane with minimum 200mm overiap and
holes cut for planting between the topsoil and bark mulch.
Sufficient pegs installed to prevent membrane from lifting

- All shrubs to be well watered in at the time of planting and
during dry spells.

INITIAL 12 MONTH MAINTENANCE

- Regular maintenance visits shall be undertaken following
planting to maintain all areas in a weed and litter free condition
and to ensure the healthy establishment of all planting stock.

~ During the maintenance period all areas of planting shall be
watered, dependant on prevailing weather conditions, to ensure
healthy establishment of all stock

Areas of amenity grass to be regularly cut throughout the.
growing season to maintain a neat and tidy appearance, the
arisings removed. In drought or wet conditions, mowing wil be
suspended

- In addition to mowing and watering, all planting shall be
maintained/ inspected a minimum of 4 times annually to aid
establishment and appearance.

- Maintenance operations shall include; All areas to be kept
weed free by spot treatment with contact herbicide or hand
‘weeding/ forked out, dead wood to be pruned out, pruning of
epicormic growth or suckers from stems shall be romoved
without exposing live tissue. all prunings to be removed from
site. Stakes and ties should be checked and adjusted
accordingly to prevent growth restriction. Pruning of shrubs will
be minimum, but maintain a neat tidy appearance any species.
‘which needs cutting back will only be done at the correct time of
year in line with good horticultural practice. Footpaths will be
kept obstruction and waste free.

ONGOING MAINTENANCE AND MANAGEMENT

~ The appointed management company should continue to
undertake all necessary operations in line with the above notes,
to ensure that the grounds are maintained in a neat and tidy
appearance in line with good horticultural pracice.

~ Long term management of all communal areas of soft
landscape shall be based on the above notes, however these
notes are not definitive and any other works required to
maintain the areas in a healthy condition should be carried out
on a regular basis throughout subsequent years.

FPCR Environment and Design Ltd.

KEY

E St sounsay

Tree to be Retained with Root Protection Area
(Refer to 11443-T-02 Tree Retention Plan for detal)

Tree to be Removed
(Refer to 11449-T-02 Tree Retention fr detais)

Proposed Tree
Proposed Specimen Shrub

Proposed Hedge

Proposed Omamental Planting
Proposed Bulb Planting

Proposed Green Roof Planting
(Bauder Lightweight Secum Blanket Extansive
Green Roof System or equal approved)

Proposed Amenity Grassland

Proposed Bench
{t0be Broxap Lichard Seat or simlar approved)

Proposed Picnic Bench
10 be Broxap Brompton Pinic Bench orsimlar approved)

Living Wall
(Ground planted creeping pants secured to cimbing strcture
1o bulding facade)

Proposed Gravel In-Fill

Proposed Grasscrete Surfacing
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SUSTAINABILITY

SUSTAINABILITY

The issues in relation to sustainable design can be complex and drawing the
right balance between all considerations is often difficult. Considering this
type of development requires an understanding of the occupiers operational
requirements as the demands placed upon such buildings are not necessarily
the same as for other types of development, such as domestic properties.
However, the fundamental principles still apply, particularly in reducing the
impact on the environment and the use of finite resources.

For a development such as this, the most significant impacts relate to
material usage (principally for aggregates, concrete and steel) and the power
consumed during its operation.

The design incorporates the following initiatives:

- BREEAM ‘Excellent’
- Well 'Ready’
+ Net Zero Carbon in Construction

Cycle provision is provide adjacent to the office entrance of each unit. In
addition to secure cycle parking, Green Roof Shelters supply the additional
features:

- species-rich biodiversity (a substantial biodiverse green roof),

- SUDS (sustainable urban drainage),

- invertebrate-nesting wall panels and bird nesting boxes,

- a green roof that's visible at head height,

- summer cooling (evapotranspiration),

SuDS to PR3 has been proposed through permeable external surfaces to
the footpaths and car parking roadways.

The office core roof protruding to the west will be green roofed through a
planted sedum. The benefits of this of this are not only to increase the green
space on what is a constrained site but also to improve air quality through
the reduction in air pollutants, reduce urban temperatures, thermal benefits
to building, improve biodiversity, attenuate rain water and reduce noise
transfer. The use of a green roof also helps to demonstrate the sustainable
credentials of the development.

Energy Standards

To meet the appropriate standards of safety, accessibility, energy efficiency
and institutional standards.

Note: 2 tier green roofed cycle is proposed

100% EV active provision to car parking
50% EV active provision to van parking
Maximised roof PV panels

Battery storage

Rainwatering harvesting

Green roof to parapet wall typical detail
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Heritage Statement

The scheme that is illustrated in this pre-application document shows how the proposed design
has responded to specific heritage comments raised in the initial planning OPDC pre-application
meeting on 27th February 2023 and the subsequent meeting held on the 22nd May 2023.

The proposal now retains the western corner of the of locally listed frontage building to Twyford
Road, along with the front elevation. It creates an entrance on the western elevation that draws on
the Art Moderne style of the locally listed building, with a strong vertically expressed fenestration
that reproduces the similar vertical elements on the front elevation. This now allows the proposed
scheme to read 'in the round’ when seen from the west.

The locally listed building is successfully integrated into the overall proposal by the use of a
complementary brick language and matching design in the new elements at the northern end
of the site, above and around the locally listed building. The architectural expression achieved is
one that can be imagined as the approach the original architect might have taken to optimise the
site. The proposed scheme is now more unified and cohesive, and the heritage significance of the
locally listed building is preserved and enhanced.

Aerial CGl view looking from the
perspective of Twyford Abbey
Road and Rainsford Road




CGl View from southern end of the service yard
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