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Figure 1:  Illustrative masterplan of King’s Cross Central showing the 
Triangle site in orange and the  Main Site in blue 
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Introduction

Development Introduction and  
Document Outline
This document forms the Urban Design Report (UDR) to 
accompany the first Reserved Matters Application (RMA) for 
Development Zone W (also known as the ‘Triangle Site’) of 
the King’s Cross Central (KXC) development.   

Development Zone W is separated from the larger part of 
the KXC development (the ‘Main Site’) by York Way, which 
runs along the south western boundary of the site.  The site 
straddles the boundaries of both the London Borough of 
Camden (LBC) and the London Borough of Islington (LBI) 
and is bordered on all sides by key pieces of road and rail 
infrastructure.  Its location and relationship with the Main Site 
are shown on Figure 1 opposite.

The ‘Triangle Outline Planning Permission’ was granted 
on 22 July 2008 by the Secretary of State with references 
App/VS570/A/07/2051902 and App/X5210/A/07/2051898.  
Although the permission is independent of the outline 
planning permission for the Main Site, granted on 22 
December 2006 with reference 2004/2307/P, the 
applications were submitted at the same time and are closely 
related, with a number of common documents setting out the 
shared design objectives and principles for the wider KXC 
development.  

The Triangle Outline Planning Permission permits three 
buildings within Development Zone W, referred to originally 
as Blocks A, B and C but now known as W1, W2 and W3 
respectively.  The buildings are set out in a triangular 
arrangement around a new central podium garden, as shown 
in Figure 1.  Car parking and ancillary servicing and storage 
spaces are located below the garden at a split lower ground 
floor/basement level. 

This Reserved Matters submission is concerned only with 
Buildings W1 and W2, and the Lower Ground/Basement area 
and will bring forward a total of 21,813m2 (GEA) of mixed 
use floorspace.  Details of Building W3, which is permitted 
under the Triangle Outline Planning Permission for leisure 

uses (Classes D1/D2), and the landscaping to the surrounding 
public realm/podium garden will be brought forward for 
approval at a later date. A series of key design objectives for 
the masterplan have nonetheless been developed providing a 
framework for the future proposals which embody the urban 
design aspirations set out in the Triangle Outline Planning 
Permission and the Urban Design Guidelines North document 
which supported the original planning applications.  These 
objectives are set out in Section 1.2 to provide context to the 
proposals.

To the extent Building W3, the public realm or the podium 
garden are shown in supporting images, the design should be 
taken to be illustrative only.

Building W1, designed by Feilden Clegg Bradley Studios, is a 
predominantly residential building which provides 140 open 
market apartments and a ground floor retail unit (Classes A1-
A4) in a 12 to 17 storey building (including podium and lower 
ground floor levels).  The building comprises two distinct 
elements referred to as W1E and W1W, separated by a two 
storey entrance pavillion, W1C.   Overall, the building will 
provide some 14,276m2 GEA of floorspace, including 14,077m2 
of residential accommodation.

Building W2, designed by David Morley Architects, is also 
a residential building of 8 storeys (including ground floor) 
providing 78 apartments across a mix of social rented, 
intermediate and open market apartments.  It provides a total 
of 6,389m2 GEA of residential floorspace.  Three retail units 
are proposed on the York Way frontage within W2 totalling 
522m2 GEA of A1 to A4 uses. 

The buildings share a partial basement/lower ground floor 
level which extends below the podium garden to provide 
plant, refuse and storage space alongside cycle/car-parking 
from a new access road to the north of W1 from York Way.  
Vehicular access, including the siting of this road, was applied 
for in full at the outline stage and is reflected in Parameter 
Plan TS003 which forms part of the Revised Development 
Specification for the Triangle Site (August 2005).  

The site presents a unique opportunity to create a new mixed 
use community.  As well as creating a distinct identity, the 
proposals will enhance the townscape experience along 
York Way, to connect the two sides of the street which are 
currently severed by a busy vehicular route with limited 
development on the eastern edge.  

Report Structure
The UDR is structured to provide a detailed description of 
the proposals for Buildings W1 and W2, along with the cycle/
car parking and ancillary accommodation within a partial 
basement.

This UDR does not seek to repeat the detailed and 
comprehensive analysis that was presented at the outline 
stage in 2005.  Rather, it seeks to reference the qualities and 
aspirations that ‘flow’ from the Triangle Outline Planning 
Permission.  Reference has also been made to the Urban 
Design Guidelines North which supported the original outline 
planning application for the Main Site and set out a number 
of design principles which are relevant to development along 
York Way.

In the preparation of this submission, a number of detailed 
technical studies have been undertaken which have informed 
the design.  These studies are reported in documents which 
accompany the submission, in particular:

• Planning Compliance Statement;

• Environmental Sustainability Plan;

• Access and Inclusivity Statement;

• Daylight and Sunlight Report;

• Earthworks and Remediation Plan;

• Structureborne Noise Report and

• Acoustic Report.
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Figure X:  Historic maps and images of the Triangle Site 

Update Image

Figure 2:  Aerial photo of the triangle site and its immediate context (site area shown indicatively in orange)
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1.1Site Location and Description

Site Description
The Triangle Site is a 6,600sqm area of land located to the 
north east of the KXC Main Site on the eastern side of York 
Way.  It is broadly triangular in shape (hence its name), which 
has informed the layout of the three buildings along each 
boundary.  As noted previously, it straddles the boundary of 
the London Boroughs of Islington and Camden, which follows 
the former alignment of York Way prior to the completion of 
the CTRL works (see Figure 2). 

The site is bounded to the east by the East Coast Main Line 
(ECML) and to the north-west by the Thameslink Canal 
Tunnels (TCT) which branch off from the overground train 
line and into the subterranean tunnels running south to St 
Pancras.  The relationship between the site and the train lines 
is shown on Figure 2.  

York Way, a busy arterial road, forms the southwestern 
boundary of the site.  New residential buildings forming part 
of the KXC Main Site, namely Saxon Court and Rubicon Court 
(also known as R5 and R4 respectively), were both completed 
in 2012 on the opposite side of the street.  The Urbanest 
student housing development in T6 lies, completed in 2013, 
sits to the north-west of the site on the junction between York 
Way and Canal Reach.

The southern boundary has a prominent corner location at 
the junction between Randell’s Road and York Way which 
rises across the ECML tunnels to provide a route to Bingfield 
Park and the east.

All vehicular access into the site is currently from a shared, 
singular, access point off York Way that serves both the 
Triangle site and the CTRL West Portal located directly to 
the north. The access at this point is close to the base site 
level of (23.6m ODN) and is constrained by the below ground 
construction of the TCT

The site is well connected to public transport with bus stops 
located along York Way at the northern end of the site.  
Kings Cross and St Pancras stations directly to the south 
provide over-ground train services to Europe, the north and 
connections to the London Underground.

Site History
Historic maps indicate open agricultural land across the site 
in 1834, albeit bounded by Maiden Lane (now York Way) 
to the west.  Extensive and wholesale development had, 
however, started to take place by 1862 including housing on 
Randell’s Road and miscellaneous railway buildings and tracks 
associated with the increasing characterisation of the area for 
industrial and railway uses.  From 1869 to 1925, several railway 
lines and sidings associated with King’s Cross Station and the 
Northern Goods Yard dissected the Triangle and occupied 
the majority of the local area, including the entrance to the 
Maiden Lane Tunnel (now the ECML).  The site remained 
relatively unchanged until the mid-1970s when the number 
of railway sidings present on the site reduced in line with the 
decline of the Goods Yard and more recently the site was 
used as part of the extensive network of railway sidings north 
of the Regent’s Canal.  

In the mid-2000s the old York Way viaduct was removed 
and the road realigned to its current day position to allow the 
CTRL tracks to be brought into operation. 

The KXC Construction Skills Centre (CSC), a requirement of 
the KXC S106 Agreement for the Main Site, was built in 2008 
on the western part of the site within the LBC boundary.  
The remainder of the site is currently used as a logistics 
compound for works related to the KXC development. 

There are no heritage interests on the Triangle Site; it is not in 
a Conservation Area and there are no listed buildings on the 
site.

Site Constraints
As described previously, the site is bounded on all sides by 
infrastructure.  Noise generated by the railway lines and the 
road present significant design challenges in developing the 
site for residential use.  Careful consideration has therefore 
been given during the design development process to the 
acoustic performance of the building envelope and the 
overheating and ventilation strategy to the residential units 
to ensure the comfort of future residents (please refer to the 
separately submitted Acoustics Report for further technical 
detail).   

In addition, the proximity of the below ground TCT tunnels 
to the north-west led to Condition 29 of the Triangle 
Outline Planning Permission.  This requires the proposals to 
demonstrate that groundborne noise levels radiating from 
within the tunnel structure to the adjacent buildings will 
be below 35dB in all residential accommodation.  Detailed 
analysis has been completed to demonstrate compliance 
with this condition and concludes that no specific mitigation 
is required within the sturctural design of the buildings (see 
separately submitted Structureborne Noise Report).  

A number of loading and structural limitations related to both 
the below ground TCT tunnels and Gaswork Tunnels have also 
informed key aspects of the design such as building position, 
massing and levels.  KCCGLP have engaged with Network Rail 
on the asset protection requirements since the early stages 
of the project and the design has been informed by these 
discussions.  A Form A submission will be made to Network 
Rail at the same time as this Reserved Matters submission.  

Significant level changes exist along the Randell’s Road and 
York Way boundaries.  York Way slopes up approximately 
4.1m from the existing access road to the junction with 
Randell’s Road to the south. Randell’s Road continues this 
ascent, rising eastwards a further 1.4m, as illustrated in Figure 
2.  These present a challenge in terms of achieving level 
access/flootplates across the site, especially achieving step-
free entrances to the retail units along York Way.  

London Borough of Cam
den
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Figure 3:  Five key views of the site, as existing, from the positions located on the Key Plan

View 1: York Way Looking North View 3: North approach from Cubitt Park (Tapper Walk)

View 2: From Bingfield Park to the east of the site View 5: York Way Looking SouthView 4: From Canal Reach

1

2

4

5

3

KEY PLAN - LOCATION OF AGREED PLANNING VIEWS



   9King’s Cross Central   Urban Design Report   Buildings W1 and W2 Triangle Site

Planning Views
The Triangle Site enjoys a sense of openness due to the 
adjacent above-ground railway infrastructure to the east 
and north-west.  As a result, the site is prominent from many 
directions within the local context, as well as for those who 
are travelling on any of the trainlines out of both King’s Cross 
and St Pancras stations.

Early in the pre-application process a series of key views were 
agreed with Officers from both LBC and LBI.  These were 
chosen to illustrate the wide ranging context of the site and to 
assess the impact of the detailed design of the buildings from 
an urban design and townscape perspective.  The locations of 
these views are shown in Figure 3 and described as follows:   

• View 1 - York Way Looking North:  The southern tip of the 
site is very prominent when approached from York Way.  
The recent development of the residential buildings to 
the west has contributed to an improved townscape with 
a growing sense of enclosure to the street.  This view will 
demonstrate the opportunity for the Triangle Site to further 
define the street and create visual focal points within the 
local environment.        

• View 2 - Bingfield Park:  This view shows the proposed 
development in the context of the adjacent Main Site 
and shows the varied scales of the buildings and their 
composition;

Site Location and Description 1.1
• View 3 - Tapper Walk: The development forms a  key focal 

point for long-distance views nothwards from Cubitt Park, 
as well as illustrating the street-level experience to York 
Way;

• View 4 - Canal Reach: This view considers the redefined 
streetscape to York Way and an enhanced sense of arrival 
into King’s Cross at the northern edge of the KXC site;

• View 5 - York Way Looking South:  The view captures the 
approach from the north of the site (and the CTRL line) 
and an enhanced sense of arrival into King’s Cross, as well 
as demonstrating new building focal points and landmarks 
within the surrounding context; 

A detailed response to these views, including CGIs showing 
the proposed scheme in context, is provided in Section 6.0.  
The response also references the Urban Design Guidelines 
(North) document which accompanied the original outline 
planning application and set out design considerations for, 
among other things, townscape and street hierarchy.  The 
views are also picked up throughout the document as relevant 
to describe the proposals.
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Figure 4: Artist impression included in the ‘Triangle Explanatory 
Statement’  illustrating how the Triangle Site might be developed 
within the parameters of the Triangle Outline Planning Permission
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1.2Planning Context

The Triangle Outline Planning Permission
Outline planning applications for both the Triangle Site and 
the Main Site (together forming the ‘KXC Development’) 
were submitted at the same time in May 2004, with further 
amendments made in September 2005. Although both 
applications are independent of each other, they are of course 
closely related, with a number of common documents setting 
out the shared design objectives and principles for the wider 
KXC Development.   Consequently, the Triangle Outline 
Planning Permission is closely aligned with the aspirations and 
framework established and already being delivered under the 
separate outline planning permission for the Main Site. 

The Triangle Outline Planning Permission (approved on 22 
July 2008 by the Secretary of State with references App/
VS570/A/07/2051902 and App/X5210/A/07/2051898) 
encapsulates the masterplan parameters and principles set 
out in the Triangle Site Revised Development Specification 
(August 2005) and is supported by a comprehensive set of 
documents that explain, analyse and justify the development 
of the site.  In some cases, these documents address the KXC 
proposals as a whole and were submitted in support of both 
outline applications.  

The Triangle Outline Planning Permission is defined through a 
series of Parameter Plans which address and fix the following 
(sometimes within Limits of Deviation):  

• An envelope for the development within which future  
designs will evolve;

• Maximum height and massing limits in response to daylight, 
urban scale and contextual factors;

• A limit on the floorspace within different use categories 
which may be constructed below a defined height; and

• The massing at upper levels addressing public space and 
context whilst offering flexibility in design.

During the detailed design development it has become 
apparent that certain elements needed to amended, 
specifically the maximum building heights, location of 
residential building cores and ground floor retail/servicing.  
These are subject to a non-material amendment to the outline 
planning permission under Section 96A of the Town and 
Country Planning Act 1990.  Further details of the nature of 
the proposed amendments are set out later in this section.

In addition, a Triangle Explanatory Statement (TES)  (Figure 
4) was submitted in support of the Triangle Site application to 
explain the context for the proposals, their design evolution 
and the key development issues that relate specifically to 
the Triangle Site.  The TES included the following objectives 
that are reflected in the Parameter Plans and Revised 
Development Specification, and have informed the current 
proposals:

• Develop York Way frontage to an appropriate scale and 
ensure that the ground level offers publicly accessible uses 
that will animate the streetscape;

• Develop the other perimeters of the site to create buffers 
against noise from the adjacent railways;

• Make the centre of the site an amenity and focal point;

• Orientate public entrances to respect and enhance east-
west pedestrian movement;

• Create a focus for the long view up York Way; and

• Define a northern gateway to King’s Cross Central.

Argent (King’s Cross),
London and Continental Railways

and Exel

August 2005

King’s Cross Central
Triangle Site
Revised Development Specification

Camden Application 2004/2311/P
Islington Application P041261

Figure 5:  Front cover to the Reviseed Development 
Specification to the Triangle Outline Planning Permission
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Figure 6:  Extracted conecpt diagram from the King’s Cross Central Urben Design Guidelines 
North illustrating the Triangle site in relation to York Way.
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1.2Planning Context

KXC Urban Design Guidelines North

The Triangle and KXC outline planning applications were 
accompanied by the ‘Urban Design Guidelines (North)’ 
document which set out the design aspirations and objectives 
for later detailed proposals coming forward in the northern 
part of the KXC site.

The Urban Design Guidelines (North) are not prescriptive; 
rather they form a ‘manual’ for design and development 
within the framework that underpins the outline applications, 
and provide a starting point for design. The guidelines are 
written with reference to principal public realm areas across 
the KXC development, setting out the key principles and 
design priorities in relation to the architecture and urban 
design for each space, in this case, York Way (see Figure 6). 

The design team has had regard to the vision set out in the 
Urban Design Guidelines North documents, which have in turn 
informed the Design Principles for the Triangle Site set out in 
Section 2.3 and the detailed design of Buildings W1 and W2.  

In relation to the Triangle Site, the guidelines seek to

• promote activity, access and openness to amenity space 
within the block;

• give strong definition to the street edge along York Way;

• participate in the two new ‘public areas’ of North Square 
and Randell’s Junction;

• have a greater scale than J and Q to take advantage of the 
wider spaces created by the surrounding railways at the 
north end;

• promote high density of both enclosure and occupation as 
a benefit to the regeneration of York Way;

• recognise the base zone as important in achieving 
continuity and human scale along the street edge;

• have appropriate scale and massing to give a sense of 
arrival from the north; strong but not overbearing enclosure 
to York Way; both strong enclosure and a sense of 
openness to ‘Randell’s Junction’; and a market on York Way 
as seen from the south, benefitting from the curve in the 
road;

• consider opportunities for substantial massing, especially to 
the north of the Triangle site;

• respond to the sinuous curve of the northern part of York 
Way by building on the drama of the street as one of its 
unique and positive qualities;

• meet the substantial challenges of accessibility and 
active frontage to create a comfortable and natural street 
experience;

• align building frontages from plot to plot; and

• integrate the mix of uses with the public realm both inside 
and outside the site boundary;

Urban Design Guidelines Attached to the Main Site 
Outline Planning Permission

Annex 1 of the Main Site Outline Planning Permission sets out 
a number of general and plot specific design guidelines which 
draw together the main design considerations from the earlier 
Urban Design Guidelines (North) (and the separate document 
for the southern part of the site).  These are bound into 
that permission in relation to development on the Main Site, 
however, they do not bind the Triangle Site which is subject to 
a separate permission.  Nonetheless, Design Guideline North 
2 makes specific reference to the Triangle Site in relation to its 
contribution to York Way and therefore has been considered 
in the development of the current proposals.  Specifically, 
North 2 asks:

How the detailed designs of buildings within the plots J, Q1, 
Q2, R4 and R5 and the Triangle contribute positively to the 
new urban realm along York Way, by:

• Providing enclosure to the street and integrating with their 
surroundings

• Providing entrances into the new development

• Creating an attractive and interactive frontage for the 
walking environment, with articulated entrances, shopfronts 
and other faqade elements that maintain full engagement 
between ground floor uses and the street.
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Figure 8:  Compariosn of TS007 Rev K (shown top) as approved under the Triangle Outline Planning 
Permission, with TS007 Rev L (shown bottom) which has been approved under the NMA

Figure 7:  Compariosn of TS006 Rev K (shown top) as approved under the Triangle Outline Planning 
Permission, with TS006 Rev L (shown bottom) which has been approved under the NMA Approval



   15King’s Cross Central   Urban Design Report   Buildings W1 and W2 Triangle Site

1.2Planning Context 

Non Material Amendment to the Triangle 
Outline Planning Permission
As noted above, the Triangle Outline Planning Permission is 
defined by a package of 9 Parameter Plans which augment 
the detail set out in the Revised Development Specification.  
Those plans describe, among other things, the permitted 
heights for Buildings W1, W2 and W3, along with the position 
of residential building cores, loading bays and ground floor 
retail floorspace.  

During the detailed design of Buildings W1 and W2, the 
arrangement of uses and their respective service demands, 
along with the desire to maximise the proportion of dual 
aspect units has lead to a review of the internal layout of 
the buildings as shown on Parameter Plans TS004, TS005, 
TS006 and TS007.  Further, a more detailed understanding 
of the location of the Thameslink Canal Tunnels has informed 
the exact location of the foundations of Buildings W1, and 
consequently the location of the cores.  Parameter Plans 
TS006 and TS007 are shown as Figures 7 and 8 to illustrate 
the approved locations of the cores, loading bay and the 
extent of retail floorspace.

In developing the current proposals, the design team has 
also considered the massing and form of Buildings W1 and 
W2.  Parameter Plans TS006 and TS007 indicate a stepped 
structure on W1, with each of the three volumes including 
an increasing maximum height alongside a corresponding 
lower shoulder height.  The heights and massing as originally 
approved are shown in Figures 7 and 8.  The highest points 
on Building W1 range from +64m AOD at the western end of 
the building to +82m AOD on the eastern end.  The shoulder 
heights similarly increase from +61m AOD to +79m AOD.  
Building W2 has approval for a lower shoulder element of 
+52m AOD with a taller set back of +55m AOD. As part of 
the design development and in consultation with LBI and 
LBC officers, it was felt that this massing was too dominant, 
particularly in views from the north where W1 appeared as a 
continuous ‘wall’ of development up to the shoulder height.  
The original massing is illustrated in the views provided in 
Section 6.1.

Related applications for non-material amendments to the 
Triangle Outline Planning Permission pursuant to Section 96A 
of the Town and Country Planning Act 1990 were recently 
approved by LBI and LBC to address the above issues (ref. 
P2015/5354/NMA and 2015/7100/P respectively), referred 
to in this submission collectively as the ‘NMA Approval’.  
Specifically, the following amendments were approved 
through the submission of substitute Parameter Plans:

• Adjustments to the position of residential cores in Buildings 
W1 and W2, as shown on substitute Parameter Plans TS006 
and TS007 (Rev L); and

• The removal of the stepped roofline and dropped shoulders 
on Building W1 in favour of three increasing volumes up to 
+64m AOD, +73m AOD and +82m AOD.  This results in a 
small increase to the shoulder height around the edge of 
each block but does not exceed the original maxmimum 
heights of the building at its tallest points.  W2 is amended 
to a continuous maxmimum height of +55m AOD which 
matches the taller set back for this building on the original 
plan (Rev K).  The revised heights are shown on the 
substitute Parameter Plans TS006 and TS007 (Rev L).

In addition, the NMA Approval sought a variation to the 
wording of Condition 17 of the Triangle Outline Planning 
Permission to allow for the approval of further revisions  
to internal layouts and sections through the submission 
of plans at the Reserved Matters stage.  The principle of 
and justification for these amendments were set out in the 
Supporting Statement to the NMA applications and are 
summarised in Section 1 of the separate Planning Compliance 
Report. The amendments, as listed below, are reflected in 
the submitted drawings which now accompany this Reserved 
Matters submission for approval. 

• The lowering of the finished site levels of the central 
podium garden to facilitate level access to the space, 
resulting in changes to the configuration of servicing and 
retail spaces at lower and upper ground and basement 
levels and the inclusion of residential units at podium 
level (Level 00) in W1.  This has effectively resulted in 
the consolidation of the lower and upper ground floors, 
abeit within the site level parameters set by the respective 
Parameter Plans for those floor levels; and

• A revised layout at lower ground floor level in relation to an 
increased area for cycle storage, the relocation of plant and 
provision of retail storage space within the area currently 
identified for ‘parking and access to the upper levels’ and 
the relocation of the loading bay which will now be within 
the footprint of Building W1; and

The NMA Approval also made amendments to the wording of 
Condition 21 removing the restriction on access to the central 
podium garden so that it can be enjoyed by the public.

The current scheme, as described in this document, reflects 
the amendments approved by the NMA Approval.
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1.2Planning Context 

Section 106 Agreements and Deed of 
Variation
The Triangle Outline Planning Permission is supported by 
two Section 106 Agreements, both dated 8 July 2008.  The 
first agreement is made jointly with LBI and LBC and sets out 
wide ranging obligations on the developer including those 
relating to environmental sustainability.  These obligations 
have informed the proposals in so far as they relate to the 
design and set targets for the performance of the buildings.  
Please see Section 2.4 and the submitted Environmental 
Sustainabilty Plan for further details.

The second agreement, referred to as the ‘Camden S106 
Agreement’ is with LBC only.  This agreement focusses on 
the delivery of affordable housing within the Triangle Site.   
Among other obligations, it provides a ‘Baseline Mix’ of 
affordable units and tenures which represents the minimum 
level of provision across the development. 

The policy and funding context for delivering affordable 
housing have changed significantly since the completion of 
the Camden S106 Agreement and therefore it was considered 
no longer possible to deliver the Baseline Mix as envisaged 
under that agreement.  The agreement includes a cascade 
mechanism in the event specified minimum transfer prices fail 
to be achieved for certain tenures.  LBC (in consultation with 
LBI) has agreed with the developer to vary the Camden S106 
Agreement to provide a new Baseline Mix which represents a 
better outcome in terms of unit mix and numbers than would 
have been achievable under the cascade mechanism.  The 
draft Deed of Variation to the Camden S106 Agreement is 
due to be considered by Members of the LBC Development 
Control Committee on 17 March 2016.  Further background 
to the draft Deed of Variation is provided in the submitted 
Compliance Report.  

Consultation
The proposals have been developed in consultation with the 
following bodies:

• London Borough of Camden and Islington officers;

• the Islington Design Review Panel; 

• the King’s Cross Development Forum; and

• the King’s Cross Design and Access Forum.

The current proposals are based on the revised Baseline 
Mix in the draft Deed of Variation, which seeks to achieve 
a total of 59 Affordable Housing Units.  Of this number, 36 
will be General Needs Social Rented with the remaining 23 
as Intermediate units.  The deed also sets out the number 
of units at 1, 2 and 3 bedrooms for each tenure and their 
respective net internal floor area.  Intermediate Housing is 
expected to take the form of ‘Sub Market Housing’; that is 
either sold or rented at the lower of 80% of the open market 
value/rent or sold at a multiple of 4x the maximum household 
income for persons eligible for Intermediate Housing as set 
out in the London Plan.

The draft Deed of Variation also sets out provisions for 
Wheelchair Accessible Homes, the quantum of car parking for 
Affordable Housing Units and the design and delivery of units, 
for example ‘tenure blind’ development.  These have similarly 
informed the design of the buildings in terms of their form, 
layout and external appearance such that the requirements of 
the obligations are met.

Figure 9 (opposite):  Illustrative view of Building W1W looking along 
Tapper Walk.  Saxon Court is shown on the right hand side.
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Figure 10:  Aerial photo of the triangle site and its immediate context (site area shown indicatively in orange)
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Site Opportunities
Building upon the framework of objectives set out at the 
outline stage, and the aspirations set out in the Urban Design 
Guidelines (North) document, the project team has identified 
a number of specific opportunities which have informed the 
proposals for the Triangle Site.  These are illustrated in Figure 
10 and can be summarised as follows:  

Redefining York Way

The buildings fronting York Way within the Triangle Site will 
further define York Way with a scale and massing appropriate 
to the recent development on the western edge, whilst 
also responding to the sinuous curve of the road to further 
enhance the townscape experience.  The proposals will 
stitch together the two different sides of the road so that it 
becomes less of “an edge” and more a route that provides 
both amenities and enhanced connectivy to bring together 
the communities in the east and the west.     

Active Frontage

An important aspect of the redefined York Way will be the 
location of appropriate uses at street level to generate activity 
and contribute to the ‘human scale’ city with an emphasis 
on increased pedestrian activity and a more natural street 
experience.  Retail units will front York Way, with key building 
entrances also located on York Way.  

Gateways

Two key gateways will be created by the proposals.  One 
currently exists around the existing access road to the site on 
the approach from the north along York Way.  The Triangle 
Site will help further define this, therefore enhancing the 
sense of arrival into the King’s Cross area.  Prominent built 
form and consideration of the public realm and landscaping 
will reinforce this as the ‘Northern Gateway’ and contribute to 
the sense of place along York Way.  

To the south, the junction of York Way and Randell’s Road 
has great potential for public activity, improved access and 
openness to new public space within the block.  This will 
emphasise this node as a key gateway along York Way, referred 
to as the ‘Southern Gateway’, and reinforce the importance of 
connecting the established communities to the east with the 
emerging development to the west.  

Improved Permeability

Pedestrian routes to the development will respond to existing 
movement patterns from the south and west, improving 
the connectivity of the site within the local context, further 
supporting the proposed uses at street level and encouraging 
use of the new public space at the heart of the development.  
The level changes will also be addressed in the design of the 
public realm, with improved accessibility afforded through 
consideration of an external lift for those with physical 
disabilities.

Vehicular access will be provided as part of the Northern 
Gateway proposals due to the limited opportunities to locate an 
access point to the site.  The detailed design and landscaping 
of this access route will come forward as part of a separate 
Reserved Matters submission for the Norhern Gateway (and 
other public realm areas) in due course.  This will function for 
all vehicles, therefore reducing the need to service the site from 
York Way.

New Green Spaces

A new public space at the heart of the site will be created, 
enclosed by the three buildings of the development and with 
clear pedestrian connections encouraging the use of the 
building by residents and local community.  Its presence will 
enhance the local network of green spaces from the recent 
development within KXC to those that are more established, 
such as Bingfield Park, and the characterisitc traditional London 
Squares which exist within the vicinity of the site.  It will also be 
a key contributing factor in opening up the Southern Gateway 
of the development onto Randell’s Road, and forming a visible 
‘node’ when approached from the south.

Landmarks

The open nature of the site within the adjacent context 
has been described previously.  This offers an excellent 
opportunity to create a series of focal points and landmarks 
from the different buildings and orientations, based on the 
massing approved at the outline stage.  Higher massing to 
the north of the site will address views from this orientation.  
A prominent building frontage will create a focus for the 
long view on the southern approach up York Way.  The 
frontage visible from Cubitt Park to the south of KXC will 
also terminate this vista and reinforce the physical proximity 
through a strong visual connection.  

Developing the Masterplan Vision

The above opportunities relate to the Triangle Site in its 
entirety.  The proposed responses in the context of the 
proposals are set out in the following sections.  These will 
explain, firstly, at masterplan level how the opportunities 
translate into a holistic vision for the site underpinned by a 
strong framework of principles related to connections, uses, 
scale, green space, character and materiality.  Individual 
building descriptions will then detail how both W1 and 
W2 have been further developed in support of these key 
opportunities.  
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NB: W3 shown to illustrate 

masterplan principles only.  Full 

details on W3 will be provided in a 

future RMA submission.
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Figure 11:  Illustration of the key principles of the masterplan 
related to pedestrian / vehicular connections and uses.
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2.1Site Connections and Uses

Vehicular Connections
The vehicular entrance will be relocated from its current 
position immediately adjacent to the CTRL boundary fence 
further south to sit opposite the junction with Canal Reach.  
This change has been driven by the aspiration to reinforce 
this location as the Northern Gateway.  Moving it will allow 
significant areas of greening to be provided along the existing 
infrastructure boundaries to enhance the streetscape and 
sense of arrival. 

As envisaged by the Parameter Plans, this entrance will be 
the only point of vehicular entry to the site, and will therefore 
accommodate all vehicles related to the site uses and 
activities.     

Both Network Rail and CTRL will maintain access rights 
through this route to allow them entry into their property 
which bounds the site to the north.

Pedestrian Connections
Improved pedestrian connectivity is a key objective of the 
development and careful consideration of this along with 
the nature of the green spaces and surrounding uses has 
informed the location of the three proposed pedestrian routes 
illustrated on Figure 11.  

Firstly, a new pedestrian route (labelled 1 on Figure 11) at the 
Randell’s Road junction responds to both movement along 
York Way - in particular the proposed pedestrian crossing 
to the southern corner of the development - as well as to 
an existing, under-utilised connection to the communities in 
the east.  Its presence will be key in opening up the southern 
end of the development as a gateway, and reinforcing this as 
the primary point of arrival for pedestrians.  It will also link 
directly to the routes through the garden, and therefore to 
the primary entrances proposed for each of the individual 
buildings.

Uses
The Triangle Outline Planning Permission prescribes the 
arrangement of uses relative to the defined blocks.  The 
scheme follows the principles set by the permission, with 
retail fronting York Way and residential units above in W1 and 
W2, and leisure located in W3 buffering the railway.  

A key development relates to the quantum of retail proposed.  
It was originally envisaged that deep-plan retail space 
would extend back underneath the podium garden, which 
would be raised a storey level above York Way and with the 
restricted access described previously.  Early discussions in 
the pre-application process led to agreement that the new 
garden should be public rather than private.  This resulted 
in the decision to restrict the depth of the retail units to the 
footprint of W2 to allow the levels of the podium garden 
to be lowerd and provide step free access throughout the 
development. These amendments were included in the recent 
NMA Approval and are reflected in the submitted drawings 
for approval.

Consideration has been given to appropriate locations for 
active frontage additional to that on York Way, and which 
can positively reinforce the proposed pedestrian routes.  
At the Southern Gateway, an active retail use will wrap 
around into the new garden area, thus creating an animated 
corner addressing both the street and garden side of the 
development.  

The secondary pedestrian connection will also be animated 
by active frontage linked to both the retail units, and then the 
communal residents’ areas located within W1.

The retail frontage will wrap around the northern edge of 
the development onto the Northern Gateway, providing 
opportunities for animation and interaction between the 
building users and the adjacent public space.  

The extent of leisure use has also been considered.  Whereas 
previously W3 extended underneath W1, the masterplan now 
proposes a clear distinction between the two blocks.

Secondly, a new pedestrian connection (labelled 2 on Figure 
11) from York Way is proposed directly opposite Tapper Walk.  
The Triangle Outline Planning Permission envisaged this as an 
internal connection for the residents only, which was aligned 
at the time with the proposals to limit the use of the central 
garden space to those living in W1 or W2 or using the leisure 
facility in W3.  The proposals now envisage this as a stepped 
access with a platform lift.   A key driver in proposing a 
different strategy for this is the aspiration to greatly enhance 
connectivity by responding to the pedestrian desire line 
linking to Tapper Walk and Cubitt Park and to reflect the 
move towards public access to the podium garden.  It is 
also felt to offer a better response to the considerable level 
changes along York Way, particularly with regard to public 
access for people with disabilities. 

Thirdly, pedestrian access (labelled 3 on Figure 11) will also be 
possible from the Northern Gateway, linking into both Canal 
Reach and in close proximity to the bus stop to the north of 
the site.  A secondary entrance to W1 will also be positioned 
here. 

Although the corssings are outside the scope of this 
submission, they are expected to be brought forward as part 
of the public realm in due course and have therefore informed 
the position of the routes described above.  These three 
routes will improve permeability and connectivity within the 
local context, and help create a sense of place particularly on 
York Way. 
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W2
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W1 W

FIG 4.31

Figure 12:  Developed massing of tbe Triangle illustrating the proposed 
form of W1 and W2.  W3 is shown for illustrative purposes.
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2.2Scale and Massing

Approach
The massing is largely based on the Triangle Outline Planning 
Permission with the amendments approved by the NMA 
Approval reflecting the process of refinement during design 
development.  Emphasis on the importance of townscape 
in relation to York Way, and the development of massing 
to create focal points and respond to key vistas in the local 
context have been key to this.

The scale and massing of all three buildings approved at the 
outline stage was reviewed in the early stages of the project 
to ensure the proposals developed in a holistic manner, 
considering not only the individual blocks, but also the 
interfaces between to ensure a clear framework for the  future 
development.   

Changes in the local context since the Triangle Outline 
Planning Permission were also considered to ensure a 
proposed massing response consistent with the more recent 
development.  

Key massing refinements are summarised on Figure 12, and 
are described for each building and the relevant interfaces in 
the following sub-sections.  

W1
Figure 13 illustrates the tripartite massing consisting of three 
stepped volumes which is embedded in the parameters set by 
the Triangle Outline Planning Permission.  The building mass 
extends across the whole northern edge of the development, 
and acts as a buffer to the central garden from the rail line 
beyond. 

Early development studies during RIBA Workstage 1 identified 
an opportunity to create two distinct blocks within the 
building envelope of W1.  This was felt to be more responsive 
to the recent development within KXC where the blocks to 
the west of York Way comprise a series of simple building 
forms of varying heights.  In addition, the following were 
identified as key drivers to support the departure from the 
tripartite massing to the distinct blocks:

• Create a more refined massing that responds to the   
context and the long vistas towards the site;

• Break down the imposing ‘wall’ that a continuous mass  
would have presented to the north of the site;

• Provide a series of ‘building fronts’ that is characteristic of a 
site approached from multiple directions;

• Increase the proportion of dual aspect units by maximising 
building frontage; and

• Increase daylight penetration and a sense of openness   
within the garden.

The two distinct blocks also informed a simplified approach 
to the roofscape of each.  The stepped roof profiles of the 
Triangle Outline Planning Permission were felt to contradict 
the inherent simplicity of the refined massing, and therefore 
a single level for each of the blocks was felt to be a more 
appropriate response.   

These refinements to the massing required the non-material 
amendment application described in Section 1.2.  

A more detailed description of the building mass 
development is included in Section 4.0.

W2
The Triangle Outline Planning Permission envisaged a single 
mass with a set back to the upper floor and a colonnade to 
York Way.  The building also forms the western edge of the 
garden.  

Initial design development focused on two aspects.  Firstly, 
in response to feedback from the Officers an appropriate 
response to the curve of York Way, providing the necessary 
sense of enclosure and streetscape experience on the 
approach from the south.  Of the various options reviewed, 
the preferred mass was a continuous curved form created 
by three massing volumes which follow the line of the street.  
The scale of this, along with the continuity along York Way 
contributes to the enhanced definition and therefore a 
positive townscape experience.    

The three massing volumes also respond to the levels along 
York Way by allowing for a series of stepped soffits.  

The second aspect considered was the manipulation of the 
permitted mass to remove the need for a colonnade as this 
was felt to be detrimental to the desired street experience.  
By testing the parameters of the Triangle Outline Planning 
Permission a cantilevered solution was eventually arrived at, 
which remains within the permitted footprint of the building.  
This creates a clear distinction between the street level uses 
and the upper residential levels, and promotes a positive 
pedestrian experience.  It also responds to the highway 
boundary along York Way.

A common roof line unifies the block, which is also a 
departure from the Triangle Outline Planning Permissionwhich 
envisaged a setback to the upper level.  This approach 
was developed in conjunction with W1 and is felt to be an 
important aspect of the masterplan to ensure the buildings 
share common characteristics.  This simplified roof profile also 
required the non-material amendment application described 
previously.  

A more detailed description of the building mass 
development in included in Section 5.0.

Figure 13:  Massing set by the paramters of the Triangle Outline Planning Permission (left) and 
approved under the NMA Approval (right)
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FIG 4.30
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Figure 14:  Proposed massing of the Triangle Site and interfaces between the buildings looking 
northwards (left) and southwards (right), and precedents for similar gaps between buildings
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2.2Scale and Massing

W3
Building W3 is not within the scope of the current Reserved 
Matters submission and will form part of a separate 
submission in due coure.  It is nonetheless included here to 
deonstrate a joined up approach to the design and layout of 
W1 and W2, and the parameters which are set for W3 through 
the design of these buildings.  

Forming the ‘buffer’ to the eastern boundary of the ECML, 
the Triangle Outline Planning Permission defines Building W3 
as a low-level three storey block extending beneath W1 and 
forming the eastern edge of the garden.  The extent of the 
building footprint adjacent to the ECML has been determined 
by the requirement to retain a minimum 2m clear zone from 
the boundary.  This is required for both construction and 
ongoing maintenance access.    

The eastern edge of the podium garden (as shown on the 
submitted drawings) is formed by the maximum permitted 
development boundary for W3 indicated on the Parameter 
Plans.  This represents the maximum depth of the building 
footprint and therefore the usable internal space that can be 
achieved when this building is brought forward.

The overall length of W3 has been reduced at the northern 
end compared to the Triangle Outine Planning Permission.  
It is assumed that the northern edge of W3 will be pulled 
back to respond to the proposed form of W1E.  This building 
now extends to ground level, thus improving the proportions 
of the building and allowing clear distinction between the 
separate blocks, and aligns with the refined distribution of 
uses described in Section 1.2.   The revised arrangement 
betwen W1E and W3 is shown on the submission plans.  

Careful consideration of the complexities of additional 
excavation adjacent to the Gasworks Tunnels will inform the 
positioning of the southern end of Building W3.  Pulling the 
mass back in this location responds positively to the southern 
elevation of W2, allowing both blocks to define and indicate 
the southern end of the garden.

W1/W2/W3 Interfaces
As part of the holistic development of the Triangle SIte the 
interfaces between each of the blocks have been considered.  
These are illustrated on Figure 14 adjacent.

Between W1W and W2, a 6.2m wide gap allows for public 
access into the central garden from York Way and provides 
a view of the main entrance to W1 when approaching from 
Cubitt Park.  The width is as envisaged on Parameter Plans 
TS005 and TS006 where a garden lobby/lift access was 
originally proposed, albeit this will no longer be enclosed.  
A number of precedents (as illustrated in Figure 14) were 
considered during the design development to explore what 
this width would feel like for users, the consideration of 
privacy for the residents and to ensure that the W2 building 
footprint is maximised to deliver the required amount of 
residential floor space (see Section 1.2 on the Section 106 
Agreement requirements). 

The separation of W1 and W3 has previously been described.      
A single storey link between W1 and W3 is illustrated, while 
the upper levels of W3 are pulled back.  This allows residential 
accommodation within W1 to have aspect out towards the 
Podium Garden.  This will remain as the minimum distance for 
any future development of RMA to reduce any impact on the 
future residents.  

Between W2 and W3 an 8.7m gap will generate a focal point 
and view through to the podium garden on the approach 
from York Way and through the gap between W1E and W1W 
to create a visual axis linking the Northern and Southern 
Gateways.  Slightly wider than envisaged in the Triangle 
Outline Planning Permission, the relationship is felt to create a 
strong sense of enclosure whilst also recognising the buildings 
need to address the privacy requirements of the residents 
within the apartments from the adjacent leisure use. 

Microclimate
A wind study formed part of the Environmental Impact 
Assessment and was included in the Environmental Statement 
that supported the outline planning application..

In light of the proposed massing development, a further desk 
study has been carried out by BMT Fluid Mechanics Ltd. 
(BMT) to provide a qualitative review of the pedestrian level 
wind environment based on the current proposals.  

The study has given consideration to likely wind effects 
relevant to key pedestrian areas in and around the proposed 
development and takes advantage of detailed quantitative 
wind microclimate studies undertaken in the form of 
boundary layer wind tunnel testing in 2007/08. 

The study concluded that wind conditions within the site and 
the surrounding area will be suitable in terms of pedestrian 
comfort and safety for the existing and proposed conditions.  
Examples of these include higher levels of pedestrian traffic 
to the building entrances around the site, potential areas of 
external seating related to retail (A3) uses, play areas within 
the central garden, and a raised lawn area intended for sitting 
or gentle activities.   
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Figure 15:  Diagram showing five development stages of the building massing
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2. Light Base: 
 Solid Top

A light transparent base is introduced at phase 
2 to allow the buildings to respond to the public 
realm in a positive way.  A heavier, more solid 
upper massing floats above the lighter base.

1. Distinct Blocks: 
 Varying Mass

In phase 1, distinct blocks are created by way of 
their volume and use, reflecting the parameters 
set as part of the Triangle Outline Planning 
Permission.

3. Vertical Articulation: 
 Solid/Void

The solid upper levels are articulated with 
apertures creating a series of vertical planes at 
phase 3.

4. Horizontal Articulation: 
 Hierarchy of Scale

Horizontal articulation is then added to the 
volume at phase 4, dividing the massing into well-
proportioned elements, and creating a hierarchy 
of scale.

5. Two-way Movement: 
 Link to Context

A two-way shift in the horizontal plane is applied 
at phase 5, making reference to the experience of 
moving around and past the site at various speeds 
to create a distinct identity to each block.
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2.3Design Principles

A number of ‘design principles’ have been developed by the 
design team to ensure a consistent approach to the design of 
the buildings on the Triangle Site, irrespective of the different 
architects and/or timescales for delivery.  The principles 
comprise a set of rules relating to the articulation of the 
massing, the character of the buildings individually and as a 
group, and a shared materiality.  The principles work within 
the parameters already set by the Triangle Outline Planning 
Permission, such that they build on aspects of the design that 
have already been approved, for example building heights 
and footprints.  The design principles seek to address the next 
layer of detail, such that they:

• Allow the creation of distinct building forms which read as a 
family of parts: 

• Ensure the architectural language responds to the uses and 
requirements present within each building; 

• Achieve a tenure blind residential development; and

• Establish a material palette which can be applied to each 
building to reinforce their individual identities;

Massing

Phases of Design

The set of rules relating to the articulation of the massing 
comprise five stages of design, as illustrated in Figure 15.  

‘Light’ Base

Phase 1 creates distinct blocks by way of their volume and 
use, reflecting the parameters set as part of the Triangle 
Outline Planning Permission.  In Phase 2, these blocks are 
refined to create a light transparent base, allowing the 
buildings to respond to the public realm in a positive way.  A 
more solid upper massing floats above the lighter base to 
reflect the more private residential use.

The ‘light’ base serves two functions.  Firstly, it allows an 
open and active response to areas of frontage adjacent to 
the public realm and secondly, it emphasises the solidity and 
robustness of the upper levels which ‘float’ above.

The very nature of a ‘light’ base may suggest an expression 
of transparency or translucency in the prescribed materials.  
However, this will not be appropriate in certain locations due 
to the internal configuration of the spaces (eg. where plant 
and other ancillary uses will be required at street/ground 
level).  The ‘light’ base concept will therefore manifest itself 
through a range of materials - all displaying characteristics 

of transparency, translucency or reflectiveness with varying 
degrees of solidity.  A clear distinction between this and the 
upper levels will still be articulated, which is key to the overall 
concept.   

Examples of the concept are shown in Figure 16.         

‘Solid’ Top

Floating above the ‘light’ base described previously, the upper 
levels will in contrast appear heavier with an emphasis on 
solidity.  

Using the overall mass as a framework, components 
will be expressed vertically with areas of solid and void 
comprising residential components such as windows and 
balcony typologies ‘carved’ from the primary face of each 
building (Phase 3).  The changing internal configuration of 
the floorplates and uses will allow the creation of horizontal 
bands of grouped storeys, representing Phase 4, followed by 
shifts in position at Phase 5 to create a dynamic experience 
as one moves past and around the building.  In this way the 
architectural language is responsive to the building use and 
representative of the internal arrangements.

Examples of this in relation to residential and non-residental 
typologies and different scales are illustrated in Figure 16. 

Figure 16: Precedent images illustrating the concept of a light base and solid top
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Character
The local vernacular of King’s Cross and Islington is firmly 
rooted in buildings characterised by years of industry and 
railway use.  Discoloured, darkened brickwork hints at the 
tough urban environment past and present, as illustrated in 
some of the industrial and residential precedents included in 
Figure 17.  Newer buildings in close proximity such as Saxon 
Court (shown in Figures 17, 18 and 19) and Rubicon Court, 
are clearly influenced by the architecture of the former 
railway yard buildings, both in terms of their materiality 
and form.  Robust brick facades and string rectangular 
forms predominate in the area, often with ornamentation, 
for example to structural supports, balconies, windows 
and spandrel panels, providing a finer grain of detail to the 
facades (see Figures 18, 19 and 20).  

A number of themes can thus be identified and used to 
inform the character of the buildings in Development Zone W, 
specifically: 

• the use of London stock brickwork; 

• generous brickwork reveals;

• vertically proportioned windows;

• decorative spandrel panels; and 

• the use of intricate metalwork.  

Such themes are an important reminder of the rich heritage of 
the area, and form the basis of the design principles to guide 
the architectural language of each building within the massing 
framework above.   They are also of particular relevance to 
the predominantly residential character of the buildings, 
whilst also allowing flexibility for expressing different uses.   

2.3

Figure 17 (opposite): Precedent images illustrating a range 
of recent and historic character concepts rooted in industrial 
and residential vernacular.

Figure 18: Varied application of London stock brickwork to 
reinforce a strong character linked to the context

Figure 19: Deep, expressive reveals add layering and depth 
to historic and contemporary buildings

Figure 20: Vertically proportioned windows with decorative 
metalwork to reinforce residential character

Design Principles

Vandersanden V45 Lithium Vandersanden V76 Carbon - Embassy Vandersanden v72 Trevisio Vandersanden v55 Livornio BEA Old Coleford BEA Tambora

1768 King’s Cross Zone W (Triangle Site)

Vandersanden V45 Lithium Vandersanden V76 Carbon - Embassy Vandersanden v72 Trevisio Vandersanden v55 Livornio BEA Old Coleford BEA Tambora

1768 King’s Cross Zone W (Triangle Site)
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2.3Design Principles

Figure 21 (this page and opposite): Precedent 
images to illustrate proposed material Palette

Key

1: Standard format bricks, with dark, warm, red/blue/grey hues and 
subtle varieties;

2: As 1, but with contrasting decoration eg. changing the brick bond, 
pattern or mortar colour;

3: Coping;

4: Accent metalwork (applied to a range of components) to complement 
the masonry and help distinguish each of the buildings from one 
another;

5: PPC metal panels to spandrels, balcony walls and low-level plinths;

6: PPC decorative metal panels the whole house ventilation intake/
extract vents;

7. PPC decorative balustrading; 

8: Triple glazed PPC aluminium window frames (residential units only);

9: Double glazed PPC aluminium curtain walling with vertical profiled 
capping;

10: PPC aluminium louvres;

11: Double glazed PPC aluminium doors integrated into the curtain 
walling system;

12: PPC louvered aluminium doors.

Material Palette
A material palette has been developed which complements 
the architectural character of the area identified above.  
Figure 21 illustrates the key materials included within this 
palette.  The palette proposes themes which can then be 
refined by the individual building architects.   Aspects such 
as accent colour (e.g. to spandrel panels), window reveal 
materials, mortar colour and the bonds/patterns to the 
masonry will allow variations on a theme, and reinforce 
individual characters across the site.  

A warm, dark masonry brick is proposed as the primary 
material to the storeys above street levels (i.e. LB1/00).  
Decorative metalwork will provide a contrast to the solidity 
of the brickwork and allow definition of the individual 
components such as window framing, spandrel panels and 
balcony metalwork.  

The ‘light’ base will be reinforced through a mixture of 
transparent and opaque glazing modules for active frontages, 
combined with metal panels where less visual permeability is 
required.

The application of the material palette to W1 and W2 is 
explained further in Sections 4.4 and 5.4 respectively.

12

11

10
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1.
Glazed module, solid plinth at base, ventilation louvre band at head.  Profiled 
mullion caps.  Signage zone on cantilevered soffit.

2.
As 1, glazed module obscured with a backing panel for signage, subject to the 
tenant acquiring consent and/or privacy;

3.
Residential entrance doors with glazed fan light and side light.  Aluminium flashing 
on either side of door;

4.
As 1, corner glazing glass to glass module;

5.
Single leaf glazed door to retail units;

6.
Sliding door module option if required by tenants.

Figure 22: Typolog y diagrams showing active frontage modular components
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Mudular Glazing System to the Building Bases

The concept of the ‘light’ base has been described previously 
in terms of its massing and relationship between the street/
ground level uses and the public realm, resulting in a more 
detailed design approach emerging for this element.  A glazed 
modular system will be employed across the ground floor (i.e. 
Level B1 and 00) to create consistency of components and 
emphasise public uses and building entrances.  The different 
module typologies are illustrated in Figure 22.

Key factors which have been considered in the development 
of the modules include:

• Maximising glazing heights to provide a continuous visual 
connection between the inside and outside, and provide 
animation to the street;

• Horizontal louvre banding at high-level (above pedestrian 
eye-level) provides a flexible system for each unit for either 
natural or mechanical ventilation as required by the tenants, 
while forming an integral part of the facade design;  

Retail Signage

Visible signage zones will be provided that complement the 
architecture.  Internal signage mounted to the rear of the 
glazing, illustrated by the precedent images in Figure 23, is 
considered the most appropriate solution for the primary 
signage.  In addition, the soffit to the cantilevers along York 
Way offer the opportunity for hanging signs, as illustrated on 
Typology 1 on Figure 22.

Typology 2 illustrates the potential for secondary signage/
graphics where a solid backed module is used.  This is also 
illustrated by the example at the Museum of Modern Art 
(MoMA) in New York in Figure 23 (second from left).  

The nature of any signage/graphics will of course depend 
on the tenant and use for each retail unit.  However, tenants 
will be expected to work within the framework set out here 
and on the submitted drawings in terms of position, size and 
typoolgy and to submit the appropriate advertising consents 
as necessary.  

Design Principles 2.3

Figure 23: Typolog y diagrams showing active frontage modular components

• A solid plinth to address the steep change of level to York 
Way, providing a robust interface at the lower levels and 
ensuring continuity of detailing;

• Corner return modules to provide further opportunities for 
secondary signage for those approaching north or south 
along York Way (Typology 4);

• Glazed modules with solid backing (Typology 2) to the 
rear of the frame is proposed for use where active or open 
frontage is not appropriate.  These modules allow for visual 
continuity without an obvious change in character/material.  
Opportunities for secondary signage and graphics to the 
backing could also provide animation and interest to the 
adjacent public realm (see ‘Retail Signage’ below); 

• Residential entrance doors (Typology 3) to ensure clear 
distinction between these and the retail units to aid both 
way-finding and identity for the residents; and

• Flexible level access door entrances with the ability to fit 
both swing (Typology 5) and sliding doors (Typology 6) to 
provide flexibility for the tenants.
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Figure 24:  Illustrative view from Bing field Park
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Environmental Performance
The proposals for the Triangle Site are committed to meeting 
and, where possible, exceeding the environmental standards 
enshrined within the Triangle Outline Planning Permission and 
Section 106 Agreement. 

A combination of passive design features, highly efficient 
building services and a low carbon energy supply will deliver 
a building that will return a significant carbon saving of 47% 
against Part L Building Regulations 2013. 

In developing the proposals, the project team has also 
focussed on meeting the minimum requirement imposed by 
the Triangle Outline Planning Permission for the residential 
units to achieve an EcoHomes ‘Very Good’ rating (roughly 
equivalent to Level 4 of the Code for Sustainable Homes 
(CfSH) 2010) and a BREEAM ‘Very Good’ rating for the retail 
units. 

Outlined below is a summary of the measures that have 
informed the Triangle Site design process and proposals 
submitted to date, and which will continue to inform future 
design developments and submissions:

• High building envelope performance with best practice 
U-values; 

• Passive solar design, such as building and apartment 
orientation, and optimising natural light; 

• High specification triple glazing (where appropriate) to cut 
down solar glare and overheating, and mitigate against 
environmental noise; 

• Connection to the low-carbon district energy supply for 
heat, hot water and offset electricity; 

• High efficiency whole-house mechanical ventilation units 
with integral heat recovery, in combination with natural 
‘purge’ ventilation.  This ensures good acoustic insulation 
and air tightness is maintained in the external envelope.  
Opening windows are also provided for additional occupant 
control over the internal environment; 

• Intelligent low energy lighting; 

• Specification of low water use sanitary ware and appliances; 

• Installation of a comprehensive ‘building management 
system’ to monitor and control the building performance; 

• Provision of 309m2 of green/brown roofs to individual 
buildings; 

• Maximum peak stormwater discharge of 67l/s to existing 
sewers through on-site attenuation measures such as blue 
roofs; 

• Ecological enhancements such as the incorporation of bird 
and bat boxes.

Further information can be found in the Environmental 
Sustainability Plan, which is submitted alongside this report.

Additional detail on the proposed green and brown roofs is 
also provided in sections 4.4 and 5.4 of this UDR.

Environmental Performance 2.4
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2.5Public Realm and Landscaping Concept

As explained in the Introduction, this Reserved Matters 
submission does not include details of the landscaping for the 
podium garden, Northern Gateway or the ecology garden to 
the north-east of the site.  It is anticipated that these areas 
will come forward for approval separately with a view to 
completion prior to occupation of W1 and W2.  Nonetheless,  
some thought has already been given to the direction of the 
landscape design, with a concept emerging for each space 
that will inform the detailed design stage.  That concept is 
set out here for information in order to provide context to 
Buuldings W1 and W2 and to set out a framework within 
which future proposals can be brought forward.

A Public Realm Strategy was submitted as part of the 
outline planning application for the whole KXC development, 
including the Triangle site.  That strategy aims to create a 
diverse series of linked spaces, with each being unique and 
reflecting the uses of the surrounding buildings. The design 
for the Triangle Site has focused on this as a key aim with a 
framework of key green spaces and character areas related 
to the different buildings and their uses.  The aspirations for 
these spaces are illustrated in Figure 24 described in more 
detail in the following paragraphs and have informed the 
massing, internal configuration and facade treatment for the 
buildings.  

Character Areas   

Podium Garden (inc. Southern Gateway)

The Podium Garden will be at the heart of the site, creating an 
attractive setting for the surrounding buildings and providing 
amenity space for both residents and visitors.  

Originally envisaged by the Triangle Outline Planning 
Permission as a raised private garden to residents, the recent 
NMA Approval to that permission has sought to open the 
space up to the public.  This has resulted in changes to 
the levels at the southern end of the space to provide level 
access from Randell’s Road and increase its presence on the 
approaches from the south and from York Way.  The garden 
will be signified by the landscaping to the Southern Gateway, 
with active uses at street level animating this as the primary 
‘arrival’ point to the Triangle Site.  The character of this area 
will be that of a predominantly hard-landscaped plaza with 
seating ‘spill-out’ from the retail units and a variety of features 
including, for example, seating steps, formal planting beds 
and a feature tree with artistic lighting to aid prominence from 
York Way.  

A legible primary route through the garden will allow for easy 
navigation to the key building entrances, whilst also providing 
opportunities to pause and sit as well as junctures where 
people can walk into a variety of pocket spaces incorporating 
a mix of hard and soft landscaping.  

An open landscaped area will be the principal space within 
the garden.  Located in the sunniest part of the garden 
and enjoying an elevated position it will be predominantly 
grassed with playable features such as large, sweeping steps 
and informal mounds.  A deeper soil depth will also allow 

large trees to be planted, softening the edge and providing 
a degree of screening and privacy for those within W3.  
Flowering blossom trees and sun loving plants will create a 
vibrant and sensory environment encouraging people to dwell 
and use the lawn area.  There will also be ecological benefits 
of this, attracting insects such as bees and butterflies as 
well as providing a stimulating environment for people with 
sensory or visual impairment. The opportunity for ‘spill-out’ 
of activities from within W3 will also be explored when this 
building is brought forward. 

The raised level of the lawn will also be used to create a 
privacy buffer for the podium level residential apartments 
in W1.  Hedge planting along with a deep zone of shrub and 
herbaceous planting will ensure the privacy of the residents is 
protected from those using the lawn area. 

The western side of the garden will offer a contrasting 
character.  Grouped trees with shade loving plants informally 
planted at their base will encourage gentle meandering, whilst 
also offering further opportunities for playable elements 
within the landscaping. 

A secondary access to the Podium Garden will be via a series 
of steps and a platform lift located between W1 and W2.  
The hard-landscaping of this area will match the key routes 
through the garden area, with a series of stepped planters 
addressing the interface with W2.  Decorative balustrading 
and handrails will incorporate strip lighting to ensure an 
appropriate level of light without impacting the residential 
units which have an aspect over this area.

Feature lighting will be incorporated throughout, including 
integrated bench lighting, tree-mounted uplighters and 
handrail strip lighting.  

Figure 25 (opposite): Landscaping masterplan illustrating the different character areas
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Figure 26: Precedent images illustrating recent public realm improvements along York Way (looking 
west towards Saxon and Rubicon Courts) and language of materials applied across the KXC site
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2.5Public Realm and Landscaping Concept

Northern Gateway

The Northern Gateway comprises the joint access off York 
Way to serve both the Triangle site and the CTRL Muster 
Station.  The extent of this area is set out on parameter plans 
TS003 and TS004 which forms part of the Triangle Outline 
Planning Permission. The area offers a unique opportunity to 
create an attractive nodal point with York Way, Canal Reach 
and the future public space alongside Building S5 (known at 
present as ‘North Square’), in particular signalling a ‘sense of 
arrival’ into KXC from the north.  A synergy with North Square 
will be critical in the success of the space.  

Along the north eastern edge of the Northern Gateway, a 
shared surface access routes will serve all vehicular traffic 
accessing the site.  Four car parking spaces will be provided 
for visitors/small delivery vehicles.  Two of these will be 
designated as wheelchair accessible for Blue Badge holders.  
Their position will allow easy access to both the residential 
buildings and also the retail units.  An access road to the 
CTRL Muster Station will be provided from the main access 
road.   

Landscaping will be predominantly located to the areas 
north west of the road, with a small amount adjacent to the 
parking bays.  Areas of low-level planting will be punctuated 
with lawn, which will be sculpted to add further character 
and visual interest where it creates a buffer to the utilitarian 
boundary fences which adjoin the site.  All planting in this 
area will be chosen in accordance with the Network Rail 
guidelines and be agreed as part of the ongoing Asset 
Protection process.  

Feature lighting or signage will be incorporated where 
appropriate to emphasise arrival or departure into KXC. 

Ecology Garden

Parameter Plan TS004 and the Triangle Development 
Specification refer to a ‘Habitat Area’ to the north-east of the 
site alongside the ECML tunnels.  This is described in the latter 
document as a ‘fenced off area with no public access’ with 
the detailed design seeking to ‘provide habitat considered 
complementary to the adjoining railside habitat’. 

Now called the ‘ecology garden’, this space will still focus on 
creating new habitats for urban wildlife.  Attenuation ponds 
will create a unique character along with variety in planting 
species, which will be carefully considered in conjunction with 
an ecologist and the landscape architect to maximise the 
biodiversity value of the site.  Network Rail’s asset protection 
requirements will also inform the design.    

It is envisaged that the space will remain largely inaccessible 
except for maintenance and potentially educational purposes, 
and as such will not provide for lighting, seating or formal 
pathways.  

As well as having a unique character within the wider KXC 
development, this space will be particularly important as visual 
amenity for the residential apartments located in Building W1.   

York Way

Public realm improvements on the east side of York Way will 
follow the same approach and language of materials as the 
completed enhancement works on the western side of the 
street.  Robust, high quality materials will be used for ease of 
maintenance and longevity. 

In keeping with those works, it is envisaged that the scheme 
will include:

• natural stone paving;

• granite setts around cycle stands and tree pits;

• tree planting;

• stainless steel Sheffield cycle stands;

• granite kerb edge.

Figure 26 shows the application of these features along the 
western side of York Way, outside Saxon Court, Rubicon Court 
and ArtHouse.

The scheme will be applied from the pavement edge up to the 
building facade, reinforcing the continuity of the street beyond 
the line of the highway boundary (as shown on submitted 
drawing KXC_W0_001_DM569_PL_20_117) and to the 
building thresholds.  

Lighting Principles
The lighting treatment will be designed to create a safe, 
welcoming and visually stimulating night-time environment 
embodying the following principles:  

• Integrated lighting (eg. handrails/benches) to provide 
illumination of routes/spaces while reducing street ‘clutter’;

• Enhanced illumination levels to key routes through the podium 
garden to contribute to perception of safety for residents and 
building users;

• Harmony between the highway lighting and building/  
public realm lighting where they interface; and

• Careful use of lighting within the Northern Gateway (and on 
Building W1) to minimise any impact on the ecology garden.
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Figure 27:  Proposed Level LB1 plan and exploded axonometric showing relationship with Buildings W1 and W2

Upper Levels

Podium Level (Level 00)

Lower ground/basement level (Level LB1)
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3.1Summary of Proposals

Summary of Proposals
As noted previously, the Triangle site slopes downwards along 
York Way from south to north. This means that ‘street’ level 
on the Northern Gateway will be one level below street level 
where the site meets Randell’s Road at the Southern Gateway. 
This provides an opportunity to accommodate parking and 
servicing uses in an imaginative way while maintaining an 
active street frontage onto York Way.  

The Revised Development Specification and Parameter Plans 
envisaged a lower and upper ground floor, which are shown 
on plans TS004 and TS005 respectively.  The access road 
to the Northern Gateway would lead into a lower ground/
basement parking level and to a service yard/loading bay 
at the rear of the site. As a result of the NMA Approval, 
the lower and upper ground floors have effectively been 
amalgamated to facilitate a lower podium garden.  This means 
there is no longer an ‘upper ground’ floor and that all of the 
uses envisaged at those levels are provided within the lower 
ground/basement level (LB1) or at podium garden level (Level 
00).

In line with the expectations of the Revised Development 
Specification and Parameter Plans and the amendments 
under the NMA Approval, the submission includes details 
of a part-lower ground, part-basement service area which 
accommodates the various service functions of the buildings 
above, including eventually W3, and car/cycle parking.  Due 
to the ‘upward slope’ of the site towards Randell’s Road, the 
parking/storage sits below street level  and so would not be 
visible from outside the development.  

Overall, the Lower Ground/Basement service area provides 
769m2 (GEA) of ancillary floorspace which supports the main 
building uses above.  Of this, 197m2 is attributable to the 
retail units (ie unit 4 which sits at level LB1 and storage for the 
other units at basement level) and 139m2 forms part of the 
residential uses.  The remaining 433m2 relates to circulation 
space which links storage and refuse areas to the cores and 
loading bay.  This area is included in the overall floorspace for 

W1 and W2 but is not allocated to a particular use.  A further 
2,904m2 of floorspace at this level comprises the car parking, 
cycle stores, refuse and plant which is excluded from the 
maximum permitted floorspace figures set out in Appendix B 
to the Triangle Outline Planning Permission.

Plant rooms are located at lower-ground level on the north 
facade of W1, alongside the entrance to the car park/service 
area, and on the east side of the building below what will be 
W3, thus minimising visual impact on the public realm but 
retaining access to enable maintenance and replacement.  

Waste and recycling facilities are also located at lower ground 
floor level with direct access from the Northern Gateway 
or hidden within the basement but with access by way of a 
corridor to the access road. 

All cores provide lift and stairs to the lower ground/basement 
service area for ease of access to the car/cycle parking 
facilities and waste storage.

Outside, within the Northern Gateway, a gated entrance 
secures the external service area and controls hours of 
operation to mitigate noise disturbance to the residential 
accommodation. It is envisaged that only refuse, retail 
servicing vehicles and utilities i.e. plant replacement will have 
access to this area, which will be managed by the building 
management team. 

The proposed layout of the service area and its relationship 
to the street and buildings above is shown on Figure 27.  
Sections 3.2 and 3.3 consider the provision of car and cycle 
parking within the service area while Section 3.4 explains 
the servicing and refuse strategy for the residential and 
commercial uses.
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Figure 28:  Diagram showing cycle provision and access and proposed storage systems
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Based on retail floorspace of 775m2, 218 residential units 
and an assumed leisure floorspace in W3 of 3,000m2, this 
would equate to 37 visitor spaces under the standards in 
LBC’s Development Policies Document.  LBIs standards, 
which consider visitors and residents/staff together, would 
require a total of 385 spaces across the development.  Of this 
number, 24 would be required for the retail and leisure users/
employees.

The intended future provision of up to 104 spaces in the 
surrounding public realm and podium garden more than 
meets the requirements of both LBI and LBC policies, 
particularly when considered in the context of the significant 
residential provision at lower ground/basement level.  The 
number of spaces would also accommodate any staff parking 
requirement for the retail and leisure uses, notwithstanding 
the intention to encourage tenants to provide separate stores 
for their employees within the retail units themselves.

Retail Cycle Parking
The retail units are provided to shell and core standard only. 
It is anticipated that tenants will provide further secure cycle 
parking for employees within their demise as part of their fit-
out.  

3.2Cycle Parking

Residential Cycle Parking
A total of 363 bicycle spaces are proposed for residents of 
Buildings W1 and W2, distributed across eight individual 
cycle stores within the lower ground/basement area, shown 
in Figure 28.  This number is based on a ratio of 1 cycle space 
per bedroom, thus exceeding the Section 106 requirement of 
1 cycle space per residential unit and the overall number set 
by Condition 26 of the Triangle Outline Planning Permission 
of 246 spaces.  The number exceeds the standards set out in 
Appendix 2 of the Development Policies Document (2010) of 
LBC’s Local Plan which requires 1 space per unit, and meets 
the requirement for 1 space per bedroom in Appendix 6 of 
LBI’s Development Management Policies Document (2013), 
albeit it is noted that this includes visitor provision as well. 

The total number can be attributed to each block as follows:

• W1 : 196 Cycles

• W2S: 54 Cycles

• W2N: 113 Cycles

Cycle access into the basement is via a dedicated, secure 
cycle entrance as shown on Figure 28.  An internal ramp 
addresses the 770mm drop between the existing external 
levels and the proposed basement level of +23.30m AOD.  
Each of the residential cores within W1 (E and W) and W2 
(N and S) serve the lower ground/basement level, providing 
residents with direct access from their apartment to the cycle 
stores and vice versa. 

The proposed cycle stores will utilise either the Josta Parker 
system (where space permits), and wall mounted hangers 
which are located in close proximity to the residential cores. 
These systems are shown in FIgure 28.  236 spaces will utilise 
the Josta Parker system, with a further 127 spaces provided 
via wall mounted hangars.  This equates to at least one Josta 
Parker space per unit.

A bike wash area will be provided within the lower ground/
basement area for use by all residents. 

The cycle stores also provide a total of 11 spaces for mobility 
scooters and/or tricycles (with charging facilities), shown on 
submitted drawing KXC-W0-001-DMA569-PL-20-1B1.  These 
are distributed across the stores for each core, ensuring with all 
but one store (attributed to W1E) benefitting from at least one 
space.

Visitor/Public Realm Cycle Parking
Submitted drawing KXC-W0-001-DMA569-PL-20-100 
demonstrates that the public realm and podium garden are 
capable of accommodating up to 104 spaces for visitors to 
both the residential apartments, retail and (eventually) leisure 
uses using 52 Sheffield Stands.  The locations and distribution 
of these spaces are shown indicatively on that planbut will be 
brought forward as part of a holistic approach for the public 
realm in a separate Reserved Matters submission, prior to 
completion of Buildings W1 and W2.  

Ratios for visitors are not prescribed by condition in the 
Triangle Outline Planning Permission or the related Section 106 
Agreements and so we have considered the current standards 
in the LBI and LBC Local Plans instead.  

Appendix 2 of the LBC Development Policies Document 
requires a minimum of 1 space per 250m2 (GEA) for visitors 
to A1-A5 and D1/D2 uses over a threshold of 500m2.  A visitor 
space should also be provided for every 10 residential units.  

Appendix 6 of LBIs Development Management Policies 
Document does not distinguish between visitor and employee/
resident spaces in its standards, although it does acknowledge 
that visitor spaces may be provided within the public realm.  
These standards require 1 space for every 60m2 of A1-A5 
floorspace, 1 per bedroom for residential use and 1 space for 
every 275m2 of D1/D2 uses.

Building W3 has not been subject to detailed design and 
is outside the scope of this Reserved Matters submission.  
Consequently, we have based the above figure on the 
maximum permitted D1/D2 floorspace set out in the Triangle 
Outline Planning Permission for that building (i.e. 3,000m2 
GEA) to ensure that there is adequate visitor provision for W3 
when this is brought forward. 
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Figure 29:  Diagram showing car parking provision and access
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Figure 30:  Extract from Parameter Plan TS003 showing car parking provision and access

3.3
Residential Parking
A new road off York Way will be constructed as part of the 
Northern Gateway which will provide vehicular access to the 
car park entrance in the north elevation of W1W (see Figure 
29).  Details of this road will be submitted as part of a later 
Reserved Matters submission incorporating the wider public 
realm around the buildings.  It is envisaged that this would 
be submitted prior to completion of Buildings W1/W2 with 
a view to constructing the access before first occupation of 
the residential units.  However, a temporary road could be 
constructed to provide interim access, in line with the layout 
shown on Parameter Plan TS003 (Figure 30).

The entrance will be secured by an electronic gate/shutter 
with key fob access (or similar) to residents.

The distribution of car and motorcycle spaces across the 
basement is shown in Figure 29 adjacent.  A total of 48 
residents parking spaces are proposed within the lower 
ground/basement area, of which 5 are designated for 
wheelchair users.  This equates to 1 space for every 4.6 
wheelchair accessible units provided within the development.  

In addition, a total of 10 motorcycle parking bays, located 
within the central island area, are also proposed.  

The overall provision meets the maximum car parking 
standards set out in Condition 25 of the Triangle Outline 
Planning Permission for residential uses, namely an average 
of 0.40 spaces per unit across all unit types and tenures.  
The number proposed also allows for up to 9 spaces to be 
allocated to Social Rented units in line with the parking ratio 
set out in paragraph 8 of Schedule 1 to the draft Deed of 
Variation to the Camden S106 Agreement (Intermediate units 
shall not have the benefit of any car parking spaces under 
the same paragraph).  However, at this stage, the registered 
provider of the Social Rented units is not confirmed and 
therefore it is not known if the provider will take up any of the 
parking spaces for these tenures. 

Retail/Leisure Parking
No vehicle spaces are proposed within the basement car park 
in relation to the proposed retail (A1-A4) or future leisure (D1/
D2) uses, save for the accessible visitor spaces within the 
Northern Gateway (see following paragraphs).  Condition 25 
prescribes a maximum standard for D1/D2 floorspace but 
does not set an expectation that any spaces will be provided 
for such uses.  The same condition does not anticipate 
any spaces for the retail uses other than for people with 
disabilities.  

Visitor Parking
It is envisaged that two visitor spaces and two wheelchair 
parking spaces (operated on a blue badge basis) will be 
provided at ground floor level off the new access route to the 
north of Building W1.  These additional spaces are shown for 
information in Figure 29 and will be brought forward as part 
of the separate Reserved Matters submission for the public 
realm. 
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FIG 8.12 FIG 8.13FIG 8.12 FIG 8.13

Figure 31:  Diagram showing proposed residential waste servicing strateg y at lower ground level for W1E, W1W and W2S Figure 32:  Diagram showing proposed residential waste servicing strateg y at street level for W2N
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3.4Servicing and Refuse Strategy

Residential Servicing and Refuse Strategy

Refuse Collection and Storage

Figure 31 shows the locations of the residential refuse stores 
for W1 and W2.  

W1E and W1W each house a ventilated refuse store located 
adjacent to the core at lower ground floor level with external 
access from the Northern Gateway.   Refuse collection 
vehicles will park adjacent to each of the stores within the 
Northern Gateway and the service yard and have access 
to the secure entry doors via an agreed means.  Both of 
the stores are within the maximum 10m Local Authority 
guidelines.  

The store for the Open Market and Intermediate units in W2S 
is located in the basement service area adjacent to the core.  
A ramped corridor links the store to the loading bay.  Building 
management will wheel the bins to the loading bay area 
on the relevant collection day.  The local authority will then 
collect the refuse from here.

The stores for W1 and W2S will be connected by a chute to 
allow residents to deposit waste from Level 00.  However, 
residents will also be able to access the stores from ground 
floor level to dispose of more bulky items. 

The store for W2N is located at street level off York Way 
with a dedicated entrance conveniently located between the 
street and the lift lobby to enable residents to deposit their 
own refuse directly in the store en route to and from their 
apartments. The location of this store is shown in Figure 32

The refuse collection distance from the W2N store to 
edge of pavement is 8.5m, within the maximum 10m Local 
Authority guidelines.  A dropped kerb will be provided at the 
collection point.  This will be included in the Reserved Matters 
submission for the public realm.  

LBC and LBI require residential developments with more than 
seven dwellings to provide a dedicated store sized to hold 8 
days waste generation. This is to ensure sufficient storage for 
a weekly collection of refuse and recyclable waste.

LBI and LBC both use a formula based on the volume of 
waste per habitable room within an apartment to calculate 
the total refuse provision.  The total waste required is based 
on providing 200 litres of waste storage for a one bedroom 
apartment, with a further 140 litres for each additional 
bedroom.  

The bin stores to each of the respective residential blocks 
have been designed based on the above formula and to hold 
at least 8 days of waste generation.  Each store will therefore 
accommodate the following number of bins:

• W1E: 24no x 1100 litre bins

• W1W: 15no x 1100 litre bins

• W2S: 12no x 1100 litre bins

• W2N: 12no x 1100 litre bins

Bulk refuse stores serving W1 and W2 are located within 
the basement demise to accommodate larger items such as 
unwanted furniture and white goods.  The location of these 
stores is also indicated on Figure 31. 

Deliveries and Removals

Direct access into the lift cores of both W1E and W1W will be 
provided for deliveries and removals from the north facade.  
Vehicles will be able to park in either the Northern Gateway or 
service yard to faciilitate the access to the relevant core.  The 
positions of this access is annotated on Figure X.

The level constraints and entrance locations of W2N and 
W2S from York Way preclude the ability for direct access into 
the cores from a vehicular route.  Internal access is therefore 
proposed from the service yard, with the internal circulation 
route affording a dedicated route into each core as illustrated 
on Figure 31.     

Plant Access

Mechanical and Electrical plant is positioned around the north 
and eastern perimeter of the development where the spaces 
benefit from direct access to the Northern Gateway and the 
service yard for plant replacement and ventilation to the 
outside.  

This strategy ensures the retail frontage within the public 
realm, and in particular along York Way stretching from the 
north-west to the south-west corner, is kept free from plant 
space and external louvres that would reduce the amount 
of active frontage available.  The louvres and louvred access 
doors are coordinated into the external envelope and 
design code to create an integrated facade approach.  The 
materiality and language of these will match the character of 
the residential and retail facades.  Further information will be 
provided within Sections 4.0 and 5.0.
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Figure 33:  Diagram showing proposed retail waste servicing strateg y at lower ground level
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3.4
Retail Servicing and Refuse Strategy

Refuse Collection and Storage

An integrated loading bay on the north-east corner of W1, 
highlighted on Figure 33 opposite, creates a covered space 
for loading/unloading and is directly linked to an internal 
corridor that provides a protected service circulation route 
around the perimeter of the basement service area to the 
retail demises.  This route also facilitates retail waste to 
be taken directly to a dedicated commercial refuse store 
adjacent to the loading bay, where it is collected externally 
from the service yard via the Northern Gateway.  No 
commercial refuse will be collected from York Way.  

It has been assumed that a single commercial waste 
contractor will be contracted to collect all non-residential 
waste generated within the building. Commercial waste is 
expected to be collected on a daily basis, although best 
practice is to provide two days waste storage to allow for of 
an interruption to this service.  As such the commercial refuse 
store has been designed to accommodate 10no x 1100 litre 
bins which allows for two days of waste generation.

Retail unit 1 at the southern end of W2 contains soft spots 
for a service lift and stair to facilitate servicing requirements 
through the basement.  The adjacent unit (unit 2) similarly 
includes a soft spot for a lift which would link it directly to the 
basement and service corridor.  

Retail unit 3 at the northern end of W2 has space allocated for 
a staircase that links to the basement service corridor. 

Retail unit 4 within Building W1 is serviced from the Northern 
Gateway where refuse can be collected directly from the 
service road. 

Although W3 is not part of the current submission, the refuse 
store has been sized to also allow for a future leisure (D1/
D2) use within that building such that waste from all non-
residential uses are consolidated into a single store. 

Deliveries

Figure 33 illustrates the internal route for deliveries to Retail 
Units 1 - 3 in red.  Deliveries will be distributed from the 
Service Yard to each of the individual demises.  

Retail Unit 4 will have a dedicated external entrance from the 
Northern Gateway, also illustrated on Figure 33.  

Plant Access

Landlord plant will be located on the lower ground areas, with 
access from the communal circulation routes or external areas 
where required.  

It is expected that plant will be accomodated within unit 
demises, with internal risers into each from the landlord 
plant areas.  The specification of plant for the retail units will 
depend on the use and tenant for a particular unit.  

Integrated louvres are proposed within the retail frontage 
modules for retail service connections required as part of 
the tenant fitout.  The design principles associated with this 
have previously been outlined in Section 2.0, and further 
detail regarding their proposed integration will be provided in 
Sections 4.0 and 5.0.  

A plant space zone is also allocated at roof level.  The type of 
plant will depend on the uses and tenants for particular units.  
Risers will be provided throughout the building for routing 
of services between the units and the roof.  Access will be 
possible from the communal corridors within the residential 
areas and will be granted by the Landlord to all retail tenants. 

Servicing and Refuse Strategy
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4.0

4.1  Summary of W1 Proposals
4.2  W1 Floorplan and Configuration of Uses
4.3  W1 Scale and Massing
4.4 W1 Facade Design

W1 - Scheme Description
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Figure 34: Illsutrative view of W1E and W1W 
from the northern approach along York Way.  
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Figure 35: Diagram showing distribution of uses throughout W1
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The Building
W1 is a pre-dominantly residential building designed by 
Feilden Clegg Bradley Studios.  

The building is broken down into the following sub-blocks, as 
shown in Figure 35:

• W1 East (W1E), a ground plus 16 storey block; 

• W1 West (W1W), a ground plus 11 storey block; and 

• W1 Central (W1C), a ground plus single storey entrance 
pavilion that connects W1E and W1W.

W1 sits on the northern boundary of the site with an open 
aspect overlooking the future Northern Gateway/ecology 
area, TCT Tunnels and the CTRL line beyond.  The west 
facade of W1W faces onto York Way and Saxon Court (R5) 
opposite, while the east facade of W1E looks out over the 
ECML and established residential development.

A total of 14,133m2 GEA is proposed within Building W1, 
comprising a mix of residential and retail uses (this excludes 
associated ancillary floorspace located at the Lower Ground/
Basement floor level which is set out in Section 3.0).   Of this, 
14,077m2 represents the GEA floorspace for the residential 
uses, comprising 140 Open Market residential apartments and 
associated communal spaces. 

A single retail unit is proposed at the western end of the 
building at the base of W1W.  The unit, which fronts onto York 
Way and the Northern Gateway, totals 199m2 GEA across 
levels LB1 and L00. 

The arrangement of the proposed uses is shown in Figure 35. 

Building W1 also provides the only vehicular access into 
the lower ground/basement service area, via the Northern 
Gateway and north facade. This area will serve the whole 
Triangle development and provides car-parking, cycle storage 
and plant/ancillary spaces.  Both the W1E and W1W cores 
connect directly to this space.  The lower ground/basement 
service area is described in more detail in Section 3.0.  

4.1Summary of W1 Proposals
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Figure 36: Diagram of W1 Entrance Strateg y
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4.2W1 Floorplan & Configuration of Uses

General Arrangement
This section explains the configuration of uses within Building 
W1 by floor level and sets out the proposed quantum/type of 
residential accommodation.  The building arrangement has 
been driven by early ‘fixes’ on the design such as retail unit 4 
on York Way, access to the lower ground/basement service 
area from the north and the entrance positions and cores, 
as set out on Parameter Plans TS004 to TS007.   In locating 
these uses, the design team has sought to create legible and 
safe connections across and around the site.   

Vertical Circulation

Both W1E and W1W are served by single cores from lower 
ground level (LB1) to all upper levels.  The cores are located 
to the north of each building footprint, their position informed 
by both the building aspect and the coordination of the 
lower ground level uses.  The southern aspect to W1 can be 
maximised for the residential apartments, whilst the core 
positions to the edge of the lower-ground level allow direct 
access from the Northern Gateway access road, which is of 
practical benefit for removals and large-scale deliveries.  Fire 
egress/ingress will also be from this lower ground level within 
the Northern Gateway and the Service Yard.       

Each core comprises two 13-person lifts (one firefighting/ 
passenger and sized to suit furniture delivery; one passenger 
only), a protected stairwell and service risers.  A maximum 
of seven apartments is served on a single floor by each core. 
Corridor lengths have also been minimised to reduce escape 
distances and improve the internal quality of the route to the 
apartment entrances.  

Level LB1 (Lower Ground/Basement Level)

The rising levels along York Way towards Randell’s Road 
creates a lower ground floor level within W1, referred to 
as LB1.  This level presents itself onto York Way and the 
western end of the Northern Gateway as retail unit 4, before 
addressing the service functions associated with Building W1, 
for example access to the refuse stores and cores, plant and 
the entrance to the shared service area.

As the levels rise southwards, LB1 becomes hidden as 
basement floorspace, housing the parking and service 
functions for the buildings (see Section 3.1 for a description 
on the basement service area). 

Secondary Residential Entrances

A secondary residential entrance to W1W is proposed within 
the Northern Gateway, as illustrated on Figure 36.   It is 
considered that this approach will have the lowest pedestrian 
activity for residents with the entrance more likely to serve 
those making deliveries or providing access for removals.  
Nonetheless, the entrance is designed to be a prominent part 
of this facade and introduces activity along the Northern 
Gateway (see Section 3.4 on Elevation and Facade Design).  
The entrance will provide direct access into the W1W core 
with lift and stair connections to the communal facilities at 
Level 00 and apartments at the upper levels.

A further entrance is also proposed directly into the W1E 
core, sited behind the secure gate to the service yard.  It is 
anticipated that this will not be used for day-to-day access 
by residents, rather it will provide convenient access for 
deliveries, removals and fire ingress/egress.  

Access to all secondary entrances will be managed via fobs 
and intercoms to address issues of security. 

Retail Unit

A double-height retail unit of 199m2, identified as Retail Unit 
4 on Figure 36 and the submitted plans, is proposed at the 
base of W1W in a prominent position that address York Way, 
the Northern Gateway and the stepped connection leading 
up to the podium garden.  The retail unit will form a cluster of 
active uses at ground floor alongside those already in Saxon 
Court and those proposed in W1, contributing to an improved 
pedestrian environment along York Way.  With this objective 
in mind, the primary entrance to the unit will be from York 
Way, with a further secondary entrance to the north.  The 
latter is intended for servicing functions as it sits adjacent to 
the Northern Gateway access road allowing servicing to take 
place off the main York Way thoroughfare (see Section 3.4 on 
Service and RefuseStrategy).  

Figure 37: Diagram showing vertical circulation

Basement

Access to basement and
core f rom north

Access to basement and
core f rom north

Core W1ECore W1W

York Way

L00 (Podium)
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Figure 38: Approach to the entrance from the stepped pedestrian connection from York Way.  The form of the building 
clearly marks where the entrance is and offers opportunities to activate the approach through the architectural language.
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4.2W1 Floorplan & Configuration of Uses

Level 00 (Podium Level)

Entrances and Communal Facilities

The primary residential entrance to Building W1 is via W1C, 
a single storey pavilion which sits centrally on top of the 
service functions at Level LB1 and connects W1E and W1W at 
podium garden level, referred to as ‘L00’.  The position of this 
entrance addresses two key pedestrian connections across 
the Triangle site; the new central route through the garden 
linking with the Southern Gateway, and the stepped/platform 
lift connection up from the lower end of York Way.  Details 
of these routes will form part of a separate Reserved Matters 
submission in due course.  Nonetheless, their design will be 
guided by the siting of the W1 entrance and building forms 
which frame the routes and spaces (see Section 3.3).

The distinct form of the W1 entrance pavillion contrasts with 
the adjacent residential blocks of W1E and W1W, its visible 
position in the centre of the building and at the northern 
end of the podium garden contributing to a carefully 
considered way-finding strategy where-by the building 
form clearly expresses the point of arrival.  Further details 
on the articulation of the entrance are provided in the later 
description of the elevation and facade design in Section 4.3. 

Communal facilities for the residential apartments of 
approximately 333m2 occupy the majority of the podium level 
and include a concierge, mailboxes and waiting facilities for 
guests and their visitors.  The facilities also include a gym 
space located to the north of W1E and a communal residential 
gallery/lounge which has been positioned fronting the 
approach from York Way and the podium garden.  These uses 
help animate the approaches to W1, with visual permeabiliy 
affording a strong connection between the internal and 
external spaces.   

A small area of level L00 (approximately 88m2) is proposed 
within W1E which will provide residential plant for both W1 
buildings.  A management suite serving all development 
within the Triangle Site is located on the north-eastern corner 
of W1E, allowing a view over the service yard which will be of 
benefit in terms of managing access and use of this area.  

Podium Garden Level Residential Apartments

A total of five 1-bed/studio apartments are proposed at Level 
L00 in W1W and W1E.

Three of these apartments, two studios and one 1-bed, are 
located in W1E fronting the podium garden shown overleaf 
in Figure 40.  Careful consideration has been given to their 
position to ensure they are located away from the main 
circulation routes and building entrances to ensure the 
privacy of the residents is not adversely impacted by activity 
within the garden.  The detailed design of the landscaped 
area adjacent to the units will be brought forward as part 
of the wider landscaping proposals for the podium garden 
in a separate Reserved Matters submission.  However, it is 
anticipated that this will include a dedicated pathway secured 
by a gate to provide access to individual front gardens and 
entrance doors to the units.  Landscaping buffers between 
the public and private spaces would be achieved by a series 
of level changes to provide privacy to residents, as shown in 
Figure 39. 

Two further one bed apartments are proposed at podium 
level within W1W.  A dedicated corridor leading from the core 
will provide access to the apartments, ensuring that there 
is clear separation between the residents facilities and the 
circulation routes.  These will have a north-westerly aspect 
overlooking the landscaped northern gateway. Figure 39: Illustrative studies showing the relationship between the podium garden residential 

units and the principles considered to ensure privacy and quality of accommodation for the future 
residents.  
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Zone W (Triangle Site)
King’s Cross Central Limited Partnership

DAVID MORLEY ARCHITECTS

The garden studios are access from the podium landscape and sit adjacent 
to a public lawn. The lawn is raised up 800mm from the surrounding level to 
accommodate plant rooms in the basement that require an increased floor to 
soffit height. This results in a public area 800mm higher than the studios, with a 
potentially direct view into the spaces. 

Working with Fabrik, the landscape architects, we have tested a number of 
solutions that aim to improve the privacy offered to these units. The principle 
approach is to plant a green buffer 1500mm high from the raised lawn, which 
will mostly protect views into the space. The depth of terrace and distance 
to the hedge have also been tested, with greater privacy being achieved the 
further the public are from the units, as expected. 

To minimise the impact on the landscape area, the Team have settled on a 2m 
deep terrace, with 1.2m wide access and service route, beyond which is the 
planted buffer. On the public side of the hedge is an extended green zone 
that will limit the ability of lawn users to get too close to the 1.5m hedge. The 
images to the right describe the character of the space that is created and 
the privacy offered from the public side. Further studies are required in the 
next design stage to ensure that issues to do with passive surveillance are 
addressed from a security perspective. 

Garden Studio with 2m terrace, 1m access route, 0.8m high step and 1.5m high planted buffer
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The garden studios are access from the podium landscape and sit adjacent 
to a public lawn. The lawn is raised up 800mm from the surrounding level to 
accommodate plant rooms in the basement that require an increased floor to 
soffit height. This results in a public area 800mm higher than the studios, with a 
potentially direct view into the spaces. 

Working with Fabrik, the landscape architects, we have tested a number of 
solutions that aim to improve the privacy offered to these units. The principle 
approach is to plant a green buffer 1500mm high from the raised lawn, which 
will mostly protect views into the space. The depth of terrace and distance 
to the hedge have also been tested, with greater privacy being achieved the 
further the public are from the units, as expected. 

To minimise the impact on the landscape area, the Team have settled on a 2m 
deep terrace, with 1.2m wide access and service route, beyond which is the 
planted buffer. On the public side of the hedge is an extended green zone 
that will limit the ability of lawn users to get too close to the 1.5m hedge. The 
images to the right describe the character of the space that is created and 
the privacy offered from the public side. Further studies are required in the 
next design stage to ensure that issues to do with passive surveillance are 
addressed from a security perspective. 
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Garden Studio with 2m terrace, 1m access route, 0.8m high step and 1.5m high planted buffer
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Figure 40 (opposite and this page): Examples of typical f loorplans in 
W1 showing the arrangement of  uses within both W1E and W1W.  

4.2W1 Floorplan & Configuration of Uses

Levels 00 to 15

Open Market residential accommodation of 14,077m2 GEA 
is provided from Level 00 (Podium Garden) to Level 10 
(inclusive) in W1W and Level 00 (Podium Garden) to Level 
15 (inclusive) in W1E.  Only a small number of apartments are 
located on the same level as the podium garden (as described 
previously), with the levels above being solely for residential 
use.  

The proposed residential accommodation comprises the 
following breakdown of apartments within each block 
(including those at Level 00): 

Apartment Type W1E W1W
Studio 2 0

One Bed 22 38

Two Bed 34 26

Three Bed 14 0

Penthouse (Two Bed) 2 2

Sub-Total 74 66

Total (Overall) 140

There are a number of common themes which have 
influenced the development of the residential floorplans 
and the apartment distribution within the building.  Each of 
these respond to context specific characteristics and have 
informed the creation of quality homes.  A selection of typical 
floorplans for both blocks are illustrated in Figure 40.  A 
full set of plans forms the submitted Drawing Package  The 
themes can be summarised as follows: 

Apartment Orientation

Both W1W and W1E will enjoy long-distance views in a 
number of different directions.  The distribution of apartments 
has therefore been optimised to exploit these views and 
benefit from good levels of natural daylight across a variety of 
apartment types.  In particular, two/three bed units have been 
positioned on the corner of blocks and at the upper levels to 
maximise the daylight penetration into the habitable rooms 
within these larger units.  Refer to the Daylight & Sunlight 
Report for further detail.       

Core positions have been located to the north of the plan to 
maximise the south facing frontage as previously described.  

Privacy and Overlooking

All units located adjacent to a facade with a residential 
outlook have their primary living areas orientated in another 
direction.  The corner units looking into the space between 
W1E and W1W, have their living spaces orientated towards 
the north/south to benefit from the open outlook across the 
Northern Gateway or podium garden and better daylight 
levels. Bedrooms, which are less sensitive to daylight and 
views by virtue of their times of use, are positioned on the 
return elevations.  

Those units which have an aspect to the north elevation of W2 
similarly have their living spaces orientated to York Way, with 
bedrooms positioned looking south out onto W2.

Dual Aspect Apartments

The decision to split the mass of W1 into two distinct blocks 
has allowed more apartments to be located on corners and 
thus a significant increase in the proportion of dual aspect 
apartments.  Of the proposed 140 apartments, 94 (67%) are 
dual or triple aspect, including all two/three bed units.  

A limited number of one bed units in W1W face north-west 
but nenefit from an open aspect over the Northern Gateway 
which maintains a good level of daylight within the apartment.  
Further detail is provided in the submitted Daylight and 
Sunlight Report.  

Amenity/Balconies

All apartments within W1E and W1W will have either a 
balcony, winter garden, Juliet balcony, private terrace or front 
garden. Further detail of these are provided in Section 4.4.

Apartment Design

All apartments have been designed around an open-plan 
living area (including kitchen/dining) with direct access 
to balconies/juliet balconies from living spaces and large 
windows to maximise daylight where achievable.  Apartments 
benefit from generous MEP/storage cupboards which 
contribute to the quality of the proposed accommodation.

All apartments are designed to Lifetime Homes Standards.  
Further, 14 units (four 1-beds and ten 2-beds) are ‘Wheelchair 
Accessible Homes’, as defined in the Section 106 Agreement 
with LBC dated 4 April 2008 by virtue of their adaptability 
for wheelchair users.  Further details on the location and 
adaptable layout of these units are provided in the submitted 
Access and Inclusivity Statement and Details of Proposed 
Residential Accommodation document.
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Study showing the simplified form of W1C, the single storey pavilion which  is the 
entrance and connection between W1E and W1W.

Entrance pavilion viewed on approach from the south (upper diagram), and from a 
distance to the north of the development (bottom diagram).

An early development massing model from illustrating an irregular floorplate to 
W1W, a stepped roof profile to W1E and a 4 storey pavilion connecting the two 
buildings.   

The massing developed into 2 distinct, regular forms with the proportions of W1E 
improving with the refinement of the massing to W3.

The cantilever language of the building is refined to ensure the buildings are 
sufficiently ‘grounded’ to suit the internal configuration of the building floorplans.

Beginning of Stage 2 Massing

Stage 2 Massing Refinements

Stage 3A Massing Refinements
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W1 ENTRANCE SEQUENCE AND PODIUM LEVEL ACCOMMODATION

W1W

AA

W1E W1E

BB

A

A
B

B

A light box
In contrast to the solid plane floating above the space, the light box has a more 
open roof with a series of glazed openings between structural members. The 
roof could be expressed structurally, which could add to the internal quality of 
the environment.

There are opportunities to mix solid areas of roof with glazed openings to 
create roof lights in strategic locations, minimising heat gains/ losses and 
providing areas that can be used for planting to offer visual amenity for 
residents that overlook the roof.

Again, separating the space from the building edges at the north further 
accentuates the different use within W1C and offers another type of space, a 
terrace, as part of the communal accommodation.

Figure 41:  Massing development stduies for Building W1

Figure 42:  Illustrative studies of the W1C 
entrance pavilion

A B C
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4.3W1 Scale and Massing

Building Form and Heights
Although Parameter Plans TS006 and TS007 (as revised by 
the Non-Material Amendment) permit a tripartite form for 
W1 of between +64m AOD and +82m AOD, the design team 
has moved away from a solid stepped mass in favour of two 
distinct blocks, W1E and W1W.  W1E is the higher of the two 
blocks at 16 storeys (plus ground floor), sitting at a height of 
+80.55m AOD measured from the top of the parapet.  W1W 
sits lower at 10 storeys (plus ground floor) and a height of 
+64m AOD, again from the parapet.  

As explained in Section 1.2, the recent application for non-
material amendments sought changes to the roof level of 
W1 (and W2), removing set backs and creating a ‘clean’ and 
simplified massing which reflects the treatment of other nearby 
buildings such as Saxon Court and Rubicon Court.  

W1W and W1E each take a rectilinear form set on an south-
west/north-east and east/west alignment respectively.  This 
skewed orientation resolves issues arising from earlier iterations 
with an irregular floorplate and parallel facades between them 
(see Figure 41A).  Assessment of the buildings from a number 
of different viewpoints demonstrated that this relationship had 
little bearing from a townscape perspective and limited the 
opportunities to exploit the views outwards for each block as 
they would look onto each other.  Privacy and overlooking were 
additional considerations with the earlier arrangement.

The current proposal opens up opportunities for apartments in 
this location to enjoy a view either north or south as well as an 
oblique view of the adjacent block.  The simplified floorplate 
also offers a more rational form for the proposed residential 
use and the development of the apartment types.

W1E and W1W will be joined by a two storey ‘pavilion’ of 
+31.21m AOD, referred to as ‘W1C’, which sits significantly 
lower than the +73m AOD height permitted by the Parameter 
Plans (see Figure 42).  This clearly differentiates its character 
from that of the residential apartments, identifies it as a 
point of arrival and affords opportunities in using a common 
architectural language for this and other public active uses 
present within this and adjacent buildings (see Section 3.4). 

Articulation of the Ground  and Upper Floor Levels

As noted in Section 2.3, the design principles applied across 
Buildings W1 and W2 provide for the clear separation of form 
at ground and upper floor levels through the creation of a 
‘light’ base and ‘solid’ top.

Light Base

The ‘light’ base has been defined by striking a datum across 
the lower levels of the development in the form of a cantilever, 
which extends across the top of L00 at the western end of 
W1W and continues at the same level along York Way on 
W2 (see Figure 43).  In this way, a language of cantilevers is 
evident across the two buildings, allowing a clear expression 
of the proposed retail use to the base of the building and 
providing some shelter to the public realm.  The design at 
ground floor level thus recognises the base zone as important 
in achieving continuity and human scale along the street 
edge. 

The articulation of the base is discussed further in terms of 
materiality and composition in Section 3.4.  

Solid Top

The rectangular form of the ‘solid’ upper levels to both W1E 
and W1W sit above the ‘light’ base, in some areas appearing 
to float and in others meeting the ground.   Balconies form 
the major sculptural elements which create a unique character 
and rhythm for each block.  These are ‘carved’ from the mass, 
responding to the orientation of the building and the adjacent 
context.  More open, eroded facades with inset balconies 
have a southerly aspect towards the podium garden, with 
more protected solid facades incorporating winter gardens to 
facades adjacent to railway lines and with less access to direct 
sunlight.   

Position of W1W

The presence of the TCT in close proximity to W1W was identified 
as an early constraint to the design (see Figure 2 in Section 1.1).  
Survey work identified that the position of the TCT subterranean 
structure conflicted with the outer extents of the building 
envelope as permitted under the Triangle Outline Planning 
Permission and could present challenges in terms of loading 
above the tunnels.  The location of the TCT therefore determined 
the northern face of W1W from the initial stages of the project.  

Options for increasing the building footprint above ground 
level were considered, as illustrated by the cantilever to the 
north elevation at levels 5 to 10 in Figure 41A.  However, this 
massing approach was considered to over-complicate the form 
of the building and created an awkward relationship with other 
buildings in Development Zone W and Zone R on the opposite 
side of York Way.  Instead, the north facade of W1W has been 
pushed southwards, away from the the TCT tunnels, with the 
aforementioned cantilever introduced to the west facade above 
the retail unit.  As noted previously, a simple rectangular form 
above Level 00 represents the residential uses at the upper 
levels.  

As well as addressing the proximity of the tunnels, this massing 
begins to highlight the separation between residential and 
commercial uses and provide some shelter to those using the 
retail unit and adjacent public realm.  

Figure 43: The cantilever to W1W has been developed in conjunction with 
W2 to ensure a positive streetscape experience along York Way.
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W1 North Elevation W1 South Elevation

Refer to page 71

Refer to pages 75-83

Refer to pages 75-83

Refer to pages 69Refer to pages 73

Figure 44:  Building W1 north and south elevations
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Section 2.3 outlines the design principles developed by the 
project team to ensure a consistent architectural language 
that responds to the proposed uses while allowing the 
buildings to establish their own identity.  The notion of a 
‘light base’ and a ‘solid top’, established over five phases, 
is fundamental to the application of these principles.  The 
previous section descibed how the two parts have informed 
the form of the building, creating a clear datum that runs 
across W1 and W2, and emphasising the separation between 
residential and commercial uses.  This section explains the 
architectural expression of those parts, first setting out the 
influences for the character of the building and  the material 
palette and then describing the composition of the facades 
and application of those materials.

4.4W1 Facade Design

Character
The architectural language across W1 reflects the themes 
identified by the design principles to ensure that the buildings 
recognise the rich history and heritage of the area as well as 
respond to the emerging context on the KXC Main Site and 
the wider setting.  

The use of warm, dark brick is influenced by the robust 
industrial vernacular of the surrounding area and the 
discolouration of bricks evident throughout King’s Cross and 
Islington.  Similarly, brick deep, vertically emphasised window 
openings echo the language of modern and traditional 
residential brick developments in the vicinity.

Referencing the detail of the more recent development on 
the opposite side of York Way, the buildings will feature 
recessed/juliet balconies with vertical, thin profile metal 
railings.  Intricate metalwork is also a feature on many of 
the historic buildings in the area where it was used to add 
layers of richness and detail contrasting with the masonry 
background.  Ornamental detailing within the facade is a key 
theme of Saxon Court and Rubicon Court, which both use 
coloured/profiled ceramic tiles to add relief and visual interest 
to the facades.  A similar approach is adopted across the 
Triangle Site buildings through the use of decorative metal 
spandrel panels.  As well as adding a finer grain of detail 
around window and balcony elements, the panels provide an 
integrated solution for the whole house ventilation intake/
extract and minimise louvres within the facade.

The buildings take a robust, rectilinear form, balancing the 
character of the industrial warehouses that are prevalent 
in the area with modern and traditional mansion blocks.  
Horizontal shifts at varied floor levels are expressed by a 
contrasting band and offer each building the opportunity 
to create their own distinctive character through different 
arrangement of stacked storeys.

Material Palette
The proposed palette is a combination of the following 
materials:

• Brick: a standard format brick is proposed.  The precise 
colour has yet to be decided, but is envisaged as a warm 
dark brown/blue to reflect the grain, mix and colour used 
across the existing historic KXC context;

• Decorative Brick: a standard format brick incorporating 
a different bond and/or a 90 degree rotation to create a 
clear distinction between the horizontal and vertical piers.   
The colour has yet to be chosen, but will complement the 
primary brick;

• Coping/Cill: Warm dark brown/blue coloured 
preconstituted stone coping to the parapet;

• Aluminium Panels: bronze coloured PPC panels;

• Aluminium Soffit: bronze coloured PPC panels; 

• Aluminium windows/doors with triple glazing; bronze 
coloured PPC external window/door frames deep set 
within masonry reveals;

• Decorative Aluminium Panels: bronze coloured PPC panels 
with decorative patterns concealing internal services 
connections to the MVHR units; and

• Balustrading/Handrail: bronze coloured PPC vertical 
balustrade with profiled handrail.

Subtle variations reinforce distinct blocks, while still being 
recognisable as part of the family of buildings.  Character 
differences are brought out between W1E and W1W by:

• Different coloured mortar or bricks;

• Different accent materials to metalwork that respond to 
the brick tone, i.e. darker brick/lighter bronze colour; and

• Variation in the coping detail to each block.

Figures 44 and 45 illustrate the north and south elevation with 
the proposed material palette.

W1W

W1E
Figuure 44:  Proposed materials for W1W and W1E, showing 
different mortar colours and variation in tone for metalwrok
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Retail frontage to York Way illusrating the proposed application of the modular system and material palette.  Full height 
glazed modules reinforce a sense of verticality, with high-level louvres and a base plinth in metalwork 

Proposed retail frontage to the northern facade illusrating the proposed application of the modular system and the 
material palette.

Figure 46: Proposed retail frontages to Building W1
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Figure 47: ‘Light’ Base
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4.4W1 Facade Design

Facade Composition

Light Base

Two separate conditions have been identified which the 
articulation of the ‘light’ base responds to.  Firstly, locations 
where areas of transparent, active frontage can be maximised 
due to the internal uses and their relationship with the 
proposed pedestrian connections and the public realm.  This 
includes the retail frontage and the residential entrance 
pavilion.  The design principles promote a modular system 
which was created to ensure consistency of components 
across all of the buildings on the Triangle Site.  Detailed bay 
studies illustrating the application of the modular system on 
W1 and proposed material are covered in more detail below.

The second condition relates to those public facing areas 
which require more solidity to their character.  This includes 
service areas to the north of the site, along with the residential 
accommodation facing the Podium Garden.  The character 
for these areas remains closely aligned with that of the upper 
levels as the heavier and more solid nature of this was felt to 
be a more approriate response. The approach is detailed in 
the following paragraphs.

Retail Frontage to York Way

Responding to the public realm in a positive way and 
maximising active frontage is key in this location.  Following 
the design principles set out previously in Section 2.4, glazed 
modules with vertically emphasised mullion spacing are 
proposed to York Way, with corner modules forming the 
returns to the north/south frontages as illustrated on Figure 
48.  A combination of the glazing modules and shadow 
boxes (glazed front with blacked out cassettes behind) will 
be applied to address areas requiring more ‘solidity’, for 
example where internal plant/ancillary spaces are located.  
The shadow boxes will continue the rhythm of the modules 
at this level, while the glazing will maintain a sense of a light, 
reflective base.  The application of these modules is illustrated 
on Figure 46.  

A low level metal plinth is proposed at the base of the 
glazing modules as a response to the changing level on York 
Way and provide protection to the glass from cleaning and 
maintenance operations. Vertical louvres are positioned at 
high level to conceal a services zone for retailers to connect 
plant to (see Figure 46).  This louvre band is continuous 
across all retail units to ensure consistency of language, and 
also maximum flexibility for the future tenants.   A bronze 
coloured metal finish is proposed to the mullions, plinth, 
louvres and soffit, to ensure visual continuity.  This will also 
be coordinated with the metalwork to the residential facades 
above.

The entrance door to the retail unit at the base of W1W has 
also been considered as part of the modular system.  A level 
access swing door will be provided with bronze coloured 
metal framing and ironmongery clearly marking it within the 
frontage as the point of arrival.  A sliding option could also be 
incorporated if this was preferable to the tenant, and which 
would also fit within the proposed modular language.

Figure 48: Proposed modularretail frontage to W1W fronting York Way and the secondary 
pedestrian connection to the podium garden.  
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4.4W1 Facade Design

Residential Entrance Pavilion (W1C)

W1C is clearly differentiated from W1W and W1E as a 
lightweight insertion both in terms of its smaller scale and 
its character.  Housing the main entrance to the building, 
including the concierge, mail-boxes and resident/visitor 
waiting facilities, W1C is a more public use and is therefore 
more closely aligned in character with that of the retail 
frontage rather than the residential apartments above.  

The proposed modular glazed elevation with vertically 
emphasised mullions matches the language of the retail 
units.  Full-height bronze framed metal doors with decorative 
ironmongery sit centrally and are a prominent feature 
indicating the main point of arrival to W1.  

A simple, thin metal roof capping in a bronze finish with 
a projection to the southern edge to provide cover is also 
proposed.  All finishes will be consistent with the other areas 
of metalwork on the building.  

: Residents’ Lounge / Gallery with fixed modular glazing Figure X: Residents’ Lounge/ Gallery with side hung doors set within glazing 
module

Figure X: Residents’ Lounge/ Gallery with bi-folding doors set within glazing 
module

The transparent nature of the base continues through to the 
north facade of W1C where it sits above the service functions 
at Level LB1.  This is intended to provide a visual link from the 
Podium Garden through the pavilion towards the Northern 
Gateway and to emphasise the presence of the entrance in 
views from the north.    

Residential Lounge / Gallery

The retail unit frontage will wrap around the south-west corner 
of W1W.  A zone of ‘shadow box’ modules will be incorporated 
to address the potential location of ancillary locations within 
the retail units.  This will also allow the termination of the high-
level louvres required for the retail units.  Glazed modules are 
proposed to the length of the ‘Residents’ Lounge / Gallery’, 
which is located at the base of W1W and fronts the approach 
from the steps / lift between W1 and W2.  This continuous 
modular band has a language consistent with that of York Way, 
and with W2.  The extent of the glass frontage provides a visual 
connection between the adjacent public realm and the active 
range of uses at ground floor and animates the route.  

There are 3 potential permeations in the character of the 
glazed frontage to the Residents Lounge / Gallery which will 
further contribute to the relationship between the inside and 
the outside of the building.  Firstly, the base position of fixed 
glazed modules as the standard typology and as generally 
applied to the retail units (illustrated in Figure 50).  Secondly, 
the positioning of swing door modules within the fixed 
glazing.  This will introduce a physical permeability which 
would enhance the relationship between the internal uses and 
adjacent public spaces in the podium garden.  Thirdly, a fully 
opening glazed wall with bi-folding doors.  The latter forms 
an exception to the previously described modular system 
and is a unique typology which would only be applicable 
in this location due to the aspiration to create both visual 
and physical connection between the internal use of the 
residential communal areas and the adjacent public spaces on 
the podium.   

Figure 50:  Glazed frontage options to residents’ lounge/gallery
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4.4W1 Facade Design

North Facades 

The service uses at Level B1, shown in plan in Figure 52, have 
informed a different approach to the ground floor facade 
to the north.  The need for more solidity and robust finishes 
to withstand servicing and operational functions results in 
a character more closely aligned with the residential upper 
levels.  On both blocks, the brick facade meets the ground 
with a horizontal band of a contrasting bond defining a 
double height order.  As illustrated in Figure 51, this aligns 
with the datum created by the top of the ‘light’ base to the 
retail facade and the roof of W1C.  Apertures within the 
brickwork have a mix of transparent (glazed) or opaque 
(metal) components.  

Transparent components will be set within metal framing 
where they enclose spaces such as the Residents gym and 
Management Suite.  External views and the opportunity to 
open windows are beneficial to the users of these spaces.

Opaque metal components are used in apertures which adjoin 
spaces with ancillary uses, such as refuse rooms, plant and 
‘back-of-house’ core access.  Figure 52 illustrates the position 
of these along the north-east elevation of W1E, alongside 
the corresponding elevation.  The metal components will be 
louvred where required and also incorporate doors for access 
requirements.  The finishes will match the adjacent bronze 
coloured metalwork on both the upper levels and the retail 
frontages to ensure a coherent language across the building.  

The service entrance is formed by a double height opening 
within the elevation.  A bronze coloured metal security shutter 
is proposed.  Detailing of this shutter will complement the 
adjacent opaque elements to other ancillary space.

Figure 52: Level B1 (bottom) and Level 00 (top) plans showing internal arrangement of 
service uses to the north east of W1E and noth-east elevation to W1E
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Figure 53:  Diagrammatic illustration of the application of the design principles applied to the massing of W1 - both the view from 
the south and north are shown to illustrate the different responses to each of the conditions

3. Vertical Articulation: 
 Solid/Void

The solid upper levels are articulated with inset 
balconies creating a series of vertical planes at 
phase 3.

2.  Light Base
 Solid Top

A light base is defined to repond to the public 
realm in a positive way.  A heavier upper massing 
floats above the lighter base.

4. Horizontal Articulation: 
 Hierarchy of Scale

Horizontal articulation is then added to the 
volume at phase 4, dividing the massing into well-
proportioned elements, and creating a hierarchy 
of scale.

5. Two-way Movement: 
 Link to Context

Phases 3 and 4 are combined in Phase 5, with a 
two-way shift in the horizontal plane also applied, 
making reference to the experience of moving 
around and past the site at various speeds to 
create a series of individual blocks.

Residential components such as windows, juliet 
balconies and winter gardens are arranged in 
a composition with the inset balconies which is 
closely related to the internal arrangements of the 
buildings. 

View South

View North
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4.4W1 Facade Design

Solid Top

The residential character of the ‘solid tops’ to W1W and 
W1E is governed by three key aspects; multiple grouping of 
storeys, integration of balcony typologies, and fenetration 
components, all of which sit within the proposed brickwork 
facade

Figure 53 illustrates the application of the different phases of 
the design code to the massing.  Following definition of the 
‘light base’, a series of vertical penetrations are introduced 
to define the inset balconies, the primary elements used in 
sculpting the character of the elevations.  At the upper levels 
(i.e. L01 to L15), a series of horizontal strata divide the building 
into a series of grouped multiple storeys which reflect the 
changing residential floorplates.  Each block articulates the 
horizontal strata differently, using either a deep brickwork 
banding in a decorative brick with an alternative bond or 
a pre-cast concrete banding.  The clear definition of these 
storeys introduces a domestic scale which helps break down 
the mass and allows residential fenestration components 
to be grouped to accentuate verticality.  Shifting planes 
are marked by a range of horizontal details, disconnecting 
elements visually from above and below and reinforcing the 
grouped storeys.  The synergy between the interior layouts 
and their manifestation on the facades through balcony and 
window positions contributes to a unique dynamic character 
to the building elevations.  The buildings are pulled together 
at the top by a precast concrete coping, providing an elegant 
and simple termination to both W1E and W1W. 

Detailed bay studies illustrating the residential components 
and the proposed materiality are shown on pages 79 - 83.

Figure 54:  Illustrative view of the podium garden looking north towards W1W and W1E
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Figure 55:  Diagram showing distribution of amenity across W1E and W1W
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4.4W1 Facade Design

Private Amenity / Balconies

All apartments within W1E and W1W will have either a balcony, 
winter garden, Juliet balcony, private terrace or front garden. 
Amenity space is positioned to benefit most from direct 
sunlight or long distance views, whilst recognising constraints 
associated with external noise sources (eg. railways), and 
privacy/overlooking from adjacent buildings and apartments 
(Figure 56).  This has resulted in a natural variety of typologies 
across the buildings, contributing to a character which is 
responsive to both the context and the interior.

Inset balconies provide a sense of enclosure, along with 
improved privacy and protection from wind at higher levels. 

Winter gardens are proposed on the north-east and north-west 
façades of W1E, where the building is exposed to high noise 
levels, network rail interfaces and has less access to direct 
sunlight than other facades.  

External amenity distribution is proposed as follows:

• 3No. Studio/ 1 Beds with front gardens at Level 00

• 23No. 1 Beds with Juliet balconies/large picture windows

• 36No. 1 Beds with balconies/winter gardens

• 60No. 2 Beds with balconies/winter gardens

• 14No. 3 Beds with balconies/winter gardens

• 2No. Penthouses with balconies

• 2No. Penthouses with balconies and private roof terrace

Figure 55 illustrates the distribution of these relative to the 
massing. 
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Figure 56: Diagram showing amenity location drivers
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All balconies and amenity spaces will have vertical bronze 
coloured metal railings to reinforce the residential character 
set out by the design principles.  Inset balconies will have 
a mixture of glazed and metal clad returns/soffits and will 
be accessed by sliding or side hung doors. The details at 
the heads and jambs where balconies, winter gardens and 
Juliet balconies recess into the facade are expressed in the 
same language as the rest of the elevation, with an additional 
brick return to reinforce the solidity of the masonry façade.  
Winter gardens will be enclosed with fully glazed sliding glass 
panels.  The application of these elements to W1W and W1E is 
considered in more detail below.

Facades with good 
access to direct sunlight

Facades exposed to 
noise caused by railways 
and York Way

Facades with potential 
overlooking issues
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Figure 57:  Bay studies for W1E (left) and W1W (right)
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Figure 58:  Diagram showing distribution of fenestration 
elements relative to typical internal arrangements
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4.4W1 Facade Design

Fenestration

Three types of window are proposed across W1E and W1W:  
single windows, double windows and corner windows.  These 
window types are illustrated in Figures 57 and 58 and are 
described in the context of both blocks in the following 
sections. 

The fenestration strategy has been carefully considered to 
create well lit internal spaces which respond to the context 
and offer views across the city.  To the south there are 
views towards central London while those with east or west 
orientation are afforded long views towards Lewis Cubitt or 
Bingfield Parks. At the upper levels facing north-west there 
are clear views towards Hampstead Heath and Alexandra 
Palace.

The window distribution is also closely related to the internal 
arrangements.  Single windows will typically be used as the 
main window in bedrooms and to provide additional openings 
to spaces illuminated via other openings. Double openings 
will typically be used for living spaces, plus master bedrooms 
that have exceptional views. Corner windows will be used 
where there are good dual aspect views not capitalised upon 
by balconies/winter gardens and to break down the width and 
depth of blocks.  

The proposed windows are vertically proportioned and have 
been maximised in height within the limits set by the internal 
floor and ceiling levels to enable good levels of daylight 
within the apartments.  Large inward opening windows are 
proposed to negate horizontal transom lines across the 
façade, which is of benefit to both the external appearance of 
the building and internal sightlines as there are no horizontal 
divisions to disrupt the views from within the apartments.  The 
multiple storey divisions across each block will require vertical 
grouping of the windows, which will be set back a brick 
width from the face of the buildings to provide depth to the 
facade.  Spandrel panels will sit flush with the window frame 
and decorative metalwork to the face of this will conceal 
connections from internal ventilation.  All metal framing will 
be a bronze coloured finish and matching that of the lower 
levels.   
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4.4
W1E Detailing

Figure 60 shows an illustrative study of part of the southern 
facade of W1E.  The face of the primary brickwork will remain 
constant around the building with layering to the facade 
created by the changing relationship between the brickwork 
and the components set within it.  Multiple storeys grouped 
together allow the stacking of a range of components including 
inset balconies and the use of both single and double windows.  
This places emphasis on the verticality of the articulation and 
adds depth to the facade by establishing a series of planes.  

W1E features six groups, each ranging from 2 to 3 storeys.  The 
illustration here (Figure 60) shows a grouping of four storeys at 
the top of the building.  The horizontal shifts are created by a 
change in brickwork bond and a continuous pre cast concrete 
capping piece which sits on the upper edge of the spandrel 
panel where the shift occurs.

At the top of the block, shown in the illustrative view in 
Figure 59, the winter gardens and inset balconies terminate 
with a decorative spandrel panel extending up to a coloured 
precast concrete capping. Rich detailing is also present in the 
metalwork to both the balcony balustrading and spandrels.  

As well as the different character created by the arrangement 
of the grouped storeys, balcony and window fenestration 
and articulation of the horizontal shift, W1E will be further 
differentiated from W1W by subtle changes in brick colour, 
mortar and accent colour as illustrated previously in Figure 45.  
A darker mortar is proposed for along with a different toned 
brick.  The bronze colour to the metalwork will also be varied, 
with a lighter tone having an increased prominence against the 
dark masonry background.

Key
1. Brick (Warm Dark Brown / Blue)
2. Decorative Brick (Warm Dark Brown / Blue)
3. Warm Dark Brown / Blue coloured precast Coping/ Cill
4. Bronze coloured PPC Aluminium Panel 
5. Bronze coloured PPC Aluminium Soffit 
6. Bronze coloured PPC Aluminium Framed Glazed Windows/ Glazed doors 
7. Bronze coloured PPC Decorative Aluminium Panel 
8. Bronze coloured vertical balustrade and handrail
9. SIngle windows with bronze coloured PPC Aluminium framing
10. Double windows with bronze coloured PPC Aluminium framing
11. Inset Balcony
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Figure 60:  Illustrative bay study to W1E

Figure 59 (opposite):  Illustrative view of the northern elevations of both W1E and W1W 
indicating the character differences in the brick, mortar and metal finish

W1 Facade Design
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4.4

Fig 5.40 Illustrative mid-level bay study of W1W

W1W Detailing

Figure 62 shows an illustrative study of part of the southern 
facade of W1W.  The brickwork face remains constant as 
previously described for W1E.  A different breakdown of 
grouped storeys responds to the specific floorplate of this 
building, along with its smaller scale.  The components are 
similarly stacked within the grouped storeys (there are four 
in total for W1W), again reinforcing a sense of verticality 
and layering of different scales to create visual interest with 
the application of horizontal strata.  The detailing of the 
metalwork will be consisent with W1E.  

The horizontal shifts are expressed in a different manner, with 
a continuous brick band of a changed bond clearly defining 
the grouped storey heights.  The height of this matches the 
recessed spandrel panel of the window components.  

On W1W, the coloured precast concrete capping extends over 
the inset balcony in the same plane as the brickwork with the 
spandrel zone recessed within the balcony, as shown in Figure 
62. This provides glimpses through to the sky beyond from 
street level. The precast concrete capping returns around the 
inset elements in both strategies.

As well as the different characteristics highlighted in the 
description above, Figure 61 also illustrates the subtle 
changes in brick colour, mortar and accent colour which will 
contribute to this.  A lighter mortar colour will be of contrast 
to the darker brick background, which will also have a subtle 
tone change from that proposed on W1E.  A darker bronze 
finish will complement the lighter character created by the 
background mortar colour.   

W1 Facade Design

Key
1. Brick (Warm Dark Brown / Blue)
2. Decorative Brick (Warm Dark Brown / Blue)
3. Warm Dark Brown / Blue coloured precast Coping/ Cill
4. Bronze coloured PPC Aluminium Panel 
5. Bronze coloured PPC Aluminium Soffit 
6. Bronze coloured PPC Aluminium Framed Glazed Windows/ Glazed doors 
7. Bronze coloured PPC Decorative Aluminium Panel 
8. Bronze coloured vertical balustrade and handrail
9. SIngle windows with bronze coloured PPC Aluminium framing
10. Double windows with bronze coloured PPC Aluminium framing
11. Inset Balcony

Figure 61 (opposite):  Illustrative view of the eastern elevation of W1W along York Way

Figure 62:  Illustrative bay study to W1W
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Figure 63: Roofplan illustrating the distribution of green/brown roof areas, private terrace and plant provision on W1E, W1W and W1C
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Roofscape

W1E and W1W

W1W has an 1,100mm high parapet wall enclosing plant 
extract, penthouse terraces and 44m2 of green roof in the 
form of informal meadow style planting.  The location of 
this roof is shown on Figure 63 opposite.  A vegetation 
mat will be used to provide an instant greening effect, with 
supplementary plug planting to offer extra richness, increased 
biodiversity and improved visual amenity to those residents 
and neighbours who overlook the buildings.

W1E has a 1,500mm high parapet wall enclosing 
predominantly plant equipment (including a satellite 
enclosure) alongside an 118m2 area of biodiverse brown 
roof, shown on Figure 63.  The proposed brown roofs will 
feature informal mounds and troughs with piles of logs and 
different sized stones, reminiscent of the habits found on the 
undeveloped site, to provide micro habitats for insects.

Bird and/or bat boxes and blue roof attenuation with a 
volume of 19m3 are also proposed for both roofs.  A blue 
roof is one that is designed to retain water above the 
waterproofing membrane.  Rather than allowing water to 
drain off the roof as soon as possible, a blue roof deliberately 
retains some or all of the water either temporarily or 
permanently.  

W1 Facade Design 4.4
W1C

W1C is a lightweight flat (nominal fall) metal roof, within which 
are a series of slot rooflights.  This approach is closely aligned 
with the architectural expression of the building, and the 
provision of rooflights will maximise natural light within the 
communal spaces of the entrance below.
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w

5.0

5.1  Summary of W2 Proposals
5.2  W2 Floorplan and Configuration of Uses
5.3  W2 Scale and Massing
5.4  W2 Facade Design

W2 - Scheme Description
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The Building
Like W1, W2 is a predominantly residential building, designed 
by David Morley Architects.  The building is designed as 
a single 8 storey block (including ground floor) with key 
frontages onto York Way to the west, the podium garden 
to the east and the Southern Gateway to the south.  The 
increasing levels southwards towards Randell’s Road and the 
lowered podium garden to the east of the building means 
there is no Lower Ground floor to W2.  Instead, the ground 
floor is referred to as the ‘Podium Level’ or Level 00 to reflect 
the relationship of this level to the podium garden.  The 
building then rises 7 storeys from level 01 to 07.

A total of 6,911m2 (GEA) is proposed within Building W2 
(excluding lower ground/basement level) comprising a mix 
of residential tenures, retail and ancillary uses.  This includes 
some 6,389m2 of residential floorspace comprising 36 Social 
Rented, 23 Intermediate and 19 Open Market apartments with 
associated communal spaces.  The Intermediate and Open 
Market units are ‘pepper-potted’ across the floorplates in W2S 
and share the same entrances.

The building will be served by two cores, W2N located to the 
north of the building and W2S to the south, serving the Social 
Rented and Intermediate/Open Market units, respectively.  
Each core will benefit from a main entrance onto York Way 
and a second entrance to the podium garden and will connect 
to the facilities in the  lower ground/basement service area 
by way of lift and stairs.  Further detail on the design and 
operation of service area are provided in Part 3.0 of this 
report.

A total of 522m2 of retail floorspace (GEA) comprising three 
units fronting York Way is proposed.  Retail units 1 and 3 are 
both triple aspect, while unit 2 in the centre of the building is 
dual aspect onto York Way and the podium garden.

5.1Summary of W2 Proposals

Figure 65: Diagram showing distribution of uses throughout W2
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Figure 64 (opposite):  Illustrative view of the eastern elevation to W2 fronting the Podium Garden
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Figure 66: Diagram showing arrival and residential / retail entrances to W2
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5.2W2 Floorplan & Configuration of Uses

General Arrangement
The general arrangement of Building W2 has been developed 
to reflect the aspirations of the Urban Design Guidelines 
(North) document and the Design Principles set out in Section 
2.3, in particular by maximising the active frontage to York 
Way and reinforcing an enhanced sense of place through 
careful consideration of the pedestrian experience and 
connections.   The configuration of uses within the building 
and quantum/type of residential accommodation is explained 
in more detail in the following paragraphs.

Vertical Circulation

Both W2N and W2S are served by single cores from Level 
00 (Podium Level) to all upper levels.  The position of the 
cores has been adjusted as part of the NMA Approval, to 
respond to  the significant level changes along York Way and 
the resulting separation of the retail units.  By locating the 
two cores between each unit, the increasing levels can be 
accommodated without steps within the units themselves.  
The locations are also considered more optimal in terms of 
achieving a greater number of dual aspect units (see later 
paragraph in this section).

The level difference between York Way and the podium 
garden at Level 00 ranges from 0.85m to 1.5m (as one moves 
south to north), resulting in the entrances incorporating an 
open staircase up from the main lobby area to the podium 
garden on the eastern side of the building (see Figure 66 and 
69/70 overleaf).  The staircase also allows the expression of 
vertical movement on the garden facing elevation and a visual 
connection with York Way below.  Natural light and ventilation 
can also penetrate into the circulation corridors.  One lift in 
each core also provides access from the street to the garden.

A separate staircase off each core provides access to the 
resident’s cycle parking, car parking and refuse areas located 
within the basement.      

Each core comprise two lifts (one 13-person fire-fighting/
passenger and sized to suit furniture delivery; one 8-person 
passenger only), the aforementioned open staircase and 
service risers.  A maximum of 6 apartments are served on 
a single floor to Core W2N and 7 apartments to Core W2S.  
Corridor lengths have also been minimised to reduce escape 
distances and improve the internal quality of the communal 
circulation.   

Figure 67: Diagram showing vertical circulation in Building W2

FIG 6.23
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Figure 68: Level 00 (Podium Level) Floorplan)
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Level 00 (Podium Level)

As noted above, Level 00 forms the ground floor of Building 
W2, albeit presenting itself at different levels on the east and 
west side of the building.  Figure 68 shows the relationship 
between the Podium Level and York Way, which sits some 
0.85-1.5m lower than the podium garden.

Residential Entrances

As noted above, W2S and W2N each have a dual aspect 
entrance accessible from both York Way and the Podium 
Garden.  The entrances are recessed on both elevations to 
clearly distinguish them from the retail frontages, and to 
contribute to way-finding by enhancing legibilty for both 
residents and visitors approaching from York Way.

An internal ‘street’ running east to west in each entrance level 
provides both visual and physical connections to the different 
sides of the building, whilst also facilitating a change in level.  
Figures 69 and 70 illustrates the proposals for W2N, where a 
double-height space fronts York Way and leads to a half-flight 
of stairs and a lift with dual-access to the north and east to 
allow it to stop at the podium garden entrance.  A similar lift 
and stair arrangement is proposed for W2S.  

As explained in Section 3.4, residents of the apartments in 
W2N will utilise a waste and recycling store located at Level 
00 adjacent to the entrance and Retail Unit 3 (see Figure 68).  
This can be accessed from the lobby for convenient disposal 
of waste on entering or leaving the building.  Residents in 
W2S will use chutes at each floor level linked to a refuse store 
at basement Level (LB1).

Retail Units

There are three retail units proposed within W2, occupying a 
large part of the ground floor:

• Retail Unit 1 – 167 sq m (GEA) 

• Retail Unit 2 – 242 sq m (GEA)

• Retail Unit 3 – 167 sq m (GEA)

Retail Unit 1 benefits from a triple aspect to York Way, the 
Southern Gateway and the Podium Garden as the frontage 
wraps around the southern end of W2.  The position of the 
main entrance onto the Southern Gateway and the double 
height space extending into Level 01 reflects the role this unit 
plays as a key focal point to this junction with Randell’s Road 
and York Way.  Level access is provided into the unit from a 
range of approaches.  A secondary entrance is also proposed 
on the eastern side to the Podium Garden.

Retail Units 2 and 3 are focussed onto York Way and 
provide key areas of activity and animation for the passing 
pedestrians.  Centrally located entrance doors provide 
level access entry from the public realm, with each set at a 
different level in response to the steep gradient of the existing 
street.  The difference in level between the east and west 
elevations, described above, also creates an aspect to the 
Podium Garden, albeit of a reduced height due to the higher 
ground level to the east.  This offers the opportunity for an 
element of animation to this aspect (without compromising 
the primary frontage to York Way) as well as the potential 
to increase natural light and ventilation into the units.  Retail 
Unit 1 has a secondary access for fire egress to the Podium 
Garden.  

The retail units and their relationship with the context are 
illustrated on Figure 68. 

5.2W2 Floorplan & Configuration of Uses

DAVID MORLEY ARCHITECTS

Entrances

Figure 69:  Illustration of the W2N entrance

Figure 70: Section through W2N core illustrating the different levels and dual entrances between 
York Way and the podium garden

DAVID MORLEY ARCHITECTS

Entrances
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Level 01

Level 02-04

Level 05

Level 06 - 07

Figure 71:  Level 01-07 Floorplans
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5.2W2 Floorplan & Configuration of Uses

The proposed number of Intermediate and Social Rented 
units reflect the revised affordable housing baseline mix 
set out in the draft Deed of Variation to the Camden S106 
Agreement.  Further details on the changes to the mix of 
affordable housing for the Triangle site are summarised in 
Section 1.2 and set out in more detail in the separate Planning 
Compliance Report.

As for Building W1, there are a number of themes which have 
informed the proposed distribution and the creation of quality 
homes within W2.  The typical floorplans for Building W2 are 
illustrated in Figure 71.  The themes can be summarised as 
follows:

Apartment Orientation

Most apartments benefit from an east or west aspect, with 
a small number enjoying views to the south down York Way.  
Nine units in W2N also have a north facing aspect overlooking 
the steps between buildings W2 and W1.  With the exception 
of Level 01 which has two 2-bed units in this location, these 
units are larger 3-bed apartments enabling a triple-aspect 
which does not rely on a northern outlook.  To maintain 
privacy to units in both W2N and W1W, any windows to this 
elevation have been angled to the north-west directing views 
towards the more open aspect of York Way.  The layouts 
have been designed so that these windows are secondary to 
another window with an east or west aspect and/or relate to a 
third single bedroom.  

The different aspects are possible across a range of 
apartment types and tenures and result in good levels of 
daylight and sunlight across the block.  

Levels 01 to 07

Residential accommodation of 6,389m2 GEA is provided 
from Level 01 to Level 07 (inclusive).  This is split into three 
different tenures; Social Rented, Intermediate and Open 
Market.

W2N will accommodate 36 Social Rented apartments across a 
range of sizes:

 
Apartment Type W2N

One Bed 8

Two Bed (3p) 9

Two Bed (4p) 9

Three Bed 10

Total 36

W2S will accommodate a mix of Intermediate and Open 
Market units, ‘pepper-potted’ across each floorplate. Of the 
43 units attached to this core, 23 will be Intermediate tenure 
across one and two bed configurations:

Apartment Type W2S
One Bed 19

Two Bed 4

Total 23

The remaining units in W2S comprise 19 Open Market 
apartments, again in one and two bed configurations:    

Apartment Type W2S
One Bed 8

Two Bed 11

Total 19

Privacy and Overlooking

The proximity of W1 poses a constraint to the northern 
elevation.  As explained above, the eight apartments located 
at the northern end of the building have limited aspect due to 
the potential for overlooking from W1 and vice versa.  Further 
living spaces are directed away from this facade in these units 
to benefit from the best light on the east and west sides of 
the building.  

Existing residential development to the west of York Way are 
considered of sufficient distance not to require mitigation 
measures.  
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FIG 6.21

Figure 72:  Diagram showing the location of dual and triple aspect units within Building W2

Dual Aspect Units

Triple Aspect Units

Key
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5.2W2 Floorplan & Configuration of Uses

Dual Aspect Apartments

The design team have sought to maximise the number of 
dual and triple access units within W2 while balancing other 
requirements including the baseline mix of affordable housing 
units under the Camden S106 Agreement (as amended 
by the draft Deed of Variation) and the siting and form of 
the building prescribed by the Triangle Outline Planning 
Permission.

Overall, 26 of the 78 units proposed in Building W2 will be 
either dual or triple aspect.  The general location of these 
units is illustrated in Figure 72.  Of those that are single 
aspect units, none are orientated north and all benefit from 
good levels of daylight.  All ten 3-bed apartments are dual or 
triple aspect, with most 2-beds being dual aspect where the 
floorplate and arrangement allows. 

The mix of sizes and tenures in W2, including Social Rented, 
Intermediate and Open Market units, presents significant 
design challenges in terms of fitting in the prescribed number 
of units around two cores and within the linear footprint 
permitted under the Triangle Outline Planning Permission.  
W2 is further constrained by its form as a single mass which 
limits the number of corners on which to position apartments 
and appropriate locations for cores. The form of W2 remains 
as one block as envisaged by the Outline Planning Permission, 
reflecting other aspirations such as those set out in the Urban 
Design Guidelines North document to offer a greater sense of 
enclosure along York Way and thus improve the fragmented 
townscape and create an active pedestrian environment.  
Notwithstanding the requirements of the Triangle Outline 
Planning Permission, it would be difficult to break a building 
of this size down into smaller blocks in the same way as W1 
and still accommodate the number of apartments/floorspace 
required.  It is considered that the quality of light and outlook 
gained by a second aspect onto a small break in the building 
would also be questionable, even if it would technically 
increase the overall number of dual aspect apartments.

Instead, the design team have looked at solutions within the 
layout and form of the building permitted by the Triangle 
Outline Planning Permission.  Parameter Plans TS004-TS007 
place the two cores in W2 at either end of the building, 
with the northern core on the north-eastern corner.  As 
part of the NMA Approval, these cores are now located in a 
more central position to free up the corners for dual aspect 
apartments.  Opportunities were explored to replace the 
larger 3-bed apartments at the northern end of W2 with 
smaller units.  However, this would increase the reliance of 
those units on the north façade as their second aspect and 
there were no suitable alternative locations within the plan 
for the displaced 3-bed units. Similarly, the design team have 
looked at replacing the two larger triple aspect 3-bed units 
at the southern end of W2 with two smaller dual aspect units, 
however, on balance it was considered that the benefits of a 
sufficiently varied offer in terms of unit size outweighed the 
small increase in the number of dual aspect units that would 
be gained from this change (approximately a 1% improvement 
across W2).   

This level of provision of dual aspect units is not unusual 
for a high density, urban development of this type and is 
comparable (as a percentage of the total number of units) 
in other KXC buildings such as P1.  It is considered that the 
quality of the internal environment will be high, demonstrated 
by the results of the daylight and sunlight analysis which 
confirms that all units will comfortably meet the BRE 
guidelines (see separate Daylight and Sunlight Report).

Amenity/Balconies

All of the 2 and 3 bed units and 34% of the 1 bed units will 
benefit from recessed balconies, while the remaining 1 bed 
units will typically have juliet balconies to the main living 
space.  All residents will also benefit from the podium garden 
which will feature seating alongside informal spaces to relax 
and play and is directly accessible from both cores.

Apartment Design

As for W1, apartments have been designed around an open-
plan living area (including kitchen/dining space) with direct 
access to balconies and juliet balconies from living spaces 
where provided.  Well proportioned windows feature in all 
apartments, sized to maximise daylight into the main living 
spaces. Generous MEP/Storage cupboards also contribute to 
the quality of the proposed accommodation.

All apartments are designed to Lifetime Homes Standards.  
Further, 11 units across all three tenures (7 Social Rented, 2 
Intermediate and 2 Open Market) are Wheelchair Accessible 
Homes by virtue of their adaptability.  Details of the 
adaptations required to make these units fully accessible are 
set out in the submitted Access and Inclusivity Statement and 
Details of Proposed Residential Accommodation.
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Figure 74: Articulation of the York Way entrance to the W2N core (left) and W2S core (right)

An early development massing model illustrating a rectilinear stepped frontage to 
W2, alongwith a raised roof profile.   

The stepped frontage developed in response to the sweep of York Way, with 2 
clearly defined masses forming a continuous frontage. 

Further development resulted in the articulation of 3 masses, providing the 
opportunity to signify the entrances to each of the cores whilst also responding to 
the level changes along York Way.

Figure 73:  Massing development studies for Building W2
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Scale and Massing 5.3
Building Form and Heights
Parameter Plans TS006 and TS007 (as amended by the 
NMA Approval) show Building W2 as a single form which 
extends on a south-east to north-west axis along York Way.  
The western development zone boundary to York Way and 
shamfered edge to the south-western corner of the building 
are fixed by Parameter Plan TS006, although the remaining 
building edges are subject to a Limit of Deviation of +/- 2.5m. 

Building Height

Simplified Roofscape

Section 1.2 includes a description of the amendments 
approved by the NMA Approval, including the removal of 
the set back roofline to W2 which originally rose from +52m 
AOD to +55m AOD on the eastern side of the building.  Figure 
73 shows the early massing development models which 
explored the potential for a setback roof profile.  However, 
the simplified roof profiles shown in the later models (4 - 8 
inclusive) were felt to be more appropriate given the context 
of Saxon Court and Rubicon Court opposite and the emerging 
scheme for Building W1 which take similar rectilinear forms.   
Parameter Plan TS006 was therefore amended to create a 
consistent roofline of +55m AOD. 

At +55m AOD to the top of the parapet, the proposed height 
of W2 will meet the maximum permitted height stated on 
Parameter Plan TS006.  The scale of the building also reflects 
the lower shoulder heights of Saxon Court and Rubicon Court 
(ranging from +54.10m AOD to +61.725m AOD) and provide a 
transition to the taller elements on those buildings and W1W. 

Floor-Floor Heights

Development of the floor-floor heights in conjunction with the 
servicing and structural strategies;

Allowances for plant (not considered within the Triangle 
Outline Planning Permission) and an approriately sized 
parapet to conceal this all within the constraints of the 
maximum building heights; 

York Way

Response to Street Alignment

The Parameter Plans indicate a rectilinear form for Building 
W2, albeit with a shamfered edge on the corner of the 
junction between York Way and Randell’s Road.  However, 
Figure 73 shows that the adjacent York Way takes a more 
sinuous form which is not reflected by the fixed development 
zone boundary for this edge on Parameter Plan TS006.  In 
seeking to create an appropriate response to the street, the 
design team have developed the form of the building to 
respond to the curve in the road by subtly shaping the west 
elevation at the entrances to the residential apartments.  The 
entrances, which are articulated by vertical slots extending 
the height of the building, mark a change in the alignment 
and create a three block form that emphasises the entrances 
and the separation of the retail units at street level.  As noted 
in Section 4.1, the position of the entrances also allow the 
building slab to step up as the ground level rises along York 
Way while maintaining level floorplates for the retail units.

Response to Southern Gateway

The southern elevation of W2 is prominent in views along York 
Way and creates a focal point on the junction with Randell’s 
Road forming the Southern Gateway.  The proposals show a 
development of the orientation and massing to respond to 
the junction and emphasise the presence of the building onto 
York Way.  As envisaged by the Parameter Plans, the west 
facade splays away from York Way at the southern end of the 
building towards Randell’s Road, with a further adjustment of 
the line of the facade directed along Randell’s Road and into 
the podium garden.  This angular form at the southern end of 
the building provides an opportunity for some variation in the 
articulation of the architectural language (see Section 4.4). 

As noted in the previous section, there is no Lower Ground 
floor to W2.  Instead, the ground floor rises with York Way to 
meet the podium garden at the Southern Gateway.  This gives 
rise to a double height retail space at the southern end of the 
building which extends the height of the other two retail units 
and Level 01 over the rest of the building.  

Articulation of the Ground Floor and Upper Floor 
Levels

The language of cantilevers across Buildings W1 and W2 
derives from the development of W2 to address York 
Way.  The collonade envisaged at the time of the Triangle 
Outline Planning Permission was considered to compromise 
the aspiration to enhance the streetscape to York Way 
and the pedestrian experience.  By manipulating the 
building envelope, the massing strategy could be refined 
to incorporate a clearly articulated street level with a 
cantilevered mass above for the residential.  Although the 
cantilever is a constant width to each of the three blocks on 
York Way, the intentional exaggeration of the cantilever to the 
southern end of W2 further reinforces the presence of both 
the building and signifies ‘arrival’ at the Southern Gateway.  
The cantilever also serves as a sheltered walkway to the 
retail units, stepping in to mark the breaks for the residential 
entrances (illustrated in Figure 74).
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FIG 6.30FIG 6.30FIG 6.30
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Figure 73: Building W2 Elevations
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Section 2.3 outlines the design principles developed as part 
of the masterplan to ensure an architectural language that is 
consistent across individual buildings whilst also responsive 
to the proposed uses and allows flexibility for each architect 
team to develop a unique identity for the building.  

W2 is expressed as a series of parts that address the curve to 
York Way .  The refinements of the massing described in the 
previous section have been considered in close conjunction 
with the arrangement of uses within the building.  This has 
established clear guiding principles within which the design 
principles can be applied and the architectural language 
developed.  

W2 Facade Design 5.4
Character
The architectural language has been developed in conjunction 
with the themes highlighted in the design principles.

Warm, dark brick will be used, influenced by the robust, 
industrial vernacular of the surrounding area and old bricks 
stained over time by the soot and dirt emanating from past 
uses.  The brick will be similar to that applied to W1, albeit 
with subtle variations to mortar colour and bonding, and 
a slightly darker tone.  Brick deep, vertically emphasised 
window openings will similarly reflect the approach on W1 
and the language of modern and traditional residential brick 
developments in the area.

Recessed balconies with bronze coloured, thin profile metal 
railings will respond to the detailing on Saxon Court and 
Rubicon Court and pick up on similar details to W1.  However, 
differences between the Triangle buildings will be introduced 
through the form of the metalwork, for example diagonal 
balustrading (as opposed to vertical balustrading on W1) and 
the use of decorative bronze coloured metal spandrel panels 
below the balconies to provide an integrated solution for the 
whole house ventilation intake/ extract.

Horizontal shifts in the facade at are expressed by a 
contrasting band of decorative brick.  This follows a similar 
approach to W1 albeit using a different bonding pattern to the 
brickwork to create its own distinct identity.

Although common characteristics shared with W1, the 
buildings have individual characters driven by their responses 
to different contexts and internal arrangements.  The above 
ensure the intended level of coherence to reinforce their 
relationship within the same family of parts.  

The elevations shown in Figure 75 illustrate the character and 
materiality proposed for both W1E and W1W.

Material Palette
The proposed palette reflects that set out in the design 
principles and the materials used for Building W2.  In particular, 
the building will use the following materials:

• Brick:  The precise colour has yet to be decided but it will be 
a warm dark red/blue tone. Building W2 adopts a slighter 
darker contrasting brick, with warm tones and red/blue hues 
rather than the darker brown/blue tone proposed for W1.  
Again, a standard format brick will be used;

• Decorative Brick: a standard format brick incorporating a 
different bond and/or a 90 degree rotation to create a clear 
distinction between the horizontal and vertical piers.   The 
colour has yet to be chosen, but will complement the primary 
brick with a warm dark red/blue hue;

• Warm dark brown/blue coloured precast coping/cill;

• Decorative aluminium panels: bronze coloured PPC panels 
with decorative patterns concealing internal services and 
connections with the MVHR units;

• Aluminium soffit: bronze coloured PPC;

• Aluminium framed glazed windows/glazed doors: bronze 
coloured PPC external window/door frames deep set within 
masonry reveals;

• Aluminium panel: bronze coloured PPC Decorative; and

• Bronze coloured vertical balustrade and handrail.

The application and specification of the above materials 
will differ slightly to those proposed on W1 to reinforce the 
distinct identity of each block.  Character differences will be 
emphasised by:

• different morater colour or bricks;

• different accent materials to metalwork that responds to the 
brick tone; and

• variation in the coping material to each block.

Figure 76 illustrates the proposed material pallette as applied 
across the four elevations.

Figure 76: Proposed warm dark red/blue brick with bronze coloured metalwork 
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3. Vertical Articulation: 
 Solid/Void

The solid upper levels are divided with vertical 
divisions to express the entrances and reinforce 
the curved massing as a response to York Way.

The solid upper levels are articulated with inset 
balconies creating a series of vertical planes at 
phase 3.

2.  Light Base
 Solid Top

A light base is defined to repond to the public 
realm in a positive way.  A heavier upper massing 
floats above the lighter base.

4. Horizontal Articulation:    5. Two-way Mov’t: 
    Hierarchy of Scale                 Link to Context

Phases 4 and 5 are combined, with horizontal 
articulation added to the voilume and a two-way 
shift in the horizontal plane also applied, making 
reference to the experience of moving around and 
past the site at various speeds to create a series 
of individual blocks.

Residential components such as windows, juliet 
balconies and winter gardens are arranged in 
a composition with the inset balconies which is 
closely related to the internal arrangements of the 
buildings. 

Figure 77:  Diagrammatic illustration of the application of the design principles applied to the massing of W2 - both the view from the west (York 
Way - shown top) and east (Podium Garden - shown bottom) are shown to illustrate the different responses to the site conditions

East Facade

West Facade
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5.4W2 Facade Design

Facade Composition
The illustrations in Figure 77 illustrate the application of the 
design phases set out in Section 2.3 to the W2 massing, to 
establish the ‘light’ base and the solid (‘heavy’) top along with 
the development of an appropriate architectural character. 
The following paragraphs describe the architectural language 
of these two conditions as presented in the design principles.

Light Base

The conceptual application of the ‘light’ base to the street 
level perimeter of W2 has been outlined previously and 
follows the principles already described in relation to Building 
W1.    

The position of Building W2 characterises it as a building with 
no ‘back’; all faces of the building form a consistent frontage 
to public spaces.  The quantum of retail proposed within 
W2 complements this as it offers a significant opportunity 
to provide a large proportion of active frontage, including 
to a more limited extent onto the podium garden.  The level 
difference between York Way and the garden, described in 
the previous section, also allows dual residential entrances 

which present themselves on both the east and west facades.  
The design principles propose a modular system for these 
uses which sits below the brick datum that defines the base. 
This system is applied to both Buildings W1 and W2 but 
allows for the individual articulation of key features such as 
entrances and retail, as illustrated on Figure 78 below.  

Diagrams and bay studies illustrate the application of the 
modular system and proposed materials in the paragraphs 
below, with reference to specific uses and frontages.

Figure 78: Plan illustrating the application of the modular frontage to the ‘light base to ensure 
visual consistency between Buildings W1 and W2
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Figure 79: West elevation of Building W2 fronting onto York Way.  Retail unit 1 is shown in the foreground  
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5.4W2 Facade Design

Retail Frontage to the Podium Garden    

The modules to the ground floor York Way frontage will 
be similarly applied to the base of the building on the east 
elevation, albeit at a reduced height to reflect the change in 
level between the street and the podium garden.  Ensuring 
this elevation does not feel like the back of the building 
and providing legible residential entrances is critical to the 
success of the podium garden.  A shadow box module with 
a glazed front and solid backed cassettes behind is therefore 
proposed to continue the uninterrupted nature of the glazed 
façade band and provide some areas of solid wall for the 
retailers and their fittings.  The use of glazing further  reduces 
the perceptive contrast of a solid module against a glazed 
module.  An illustrative view of the garden frontage is shown 
overleaf on Figure 82.

The east facade does not feature a cantilever.  However the 
datum created to mark the top of the base on the York Way 
frontage is continued around the north facade and onto this 
elevation up to the W2S entrance.  At this point, the height 
of the base steps up as per the west facade to reflect the 
treatment of retail unit 1.

Retail Frontage to York Way

Following the sweep of York Way, the primary frontage to 
each retail unit is clearly defined on the west facade as a 
series of individual spaces which step up to follow the steep 
gradient of the street.  The top of the base is defined by a 
datum created by a band of bricks arranged in a distinct 
vertical bond.  The height of this datum is is derived from 
the top of Level 00 on W1 and is continued across the 
northernmost retail units in W2 (i.e. units 2 and 3) up to the 
entrance to W2S (see Figure 79).  At this point, the ground 
steps up significantly and in response, retail unit 1 becomes 
double height, pushing the height of the ‘base’ up to broadly 
align with the top of Level 01 (Figure 80).   The external 
treatment of this unit, however, remains the same as the rest 
of Level 00.

Full height vertically emphasised glazing modules sit below 
the datum line and a high-level band of bronze coloured 
metal louvres which conceal servicing for the retail units.  
These modules share the same design as Building W1 with 
the flexibility to apply a combination of modules within the 
ground floor facade to meet the tenant’s needs.  A low-level 
bronze coloured metal plinth is proposed within the module 
to address the level change along the street and provide 
protection to the glass at a low level.  Glazed corner returns 
clearly define the retail frontage from the recessed double 
height residential entrances, creating a sense of openness and 
also providing opportunities for secondary signage for those 
moving north or south along York Way.

The retail entrances sit within the same module as the glazing.  
Swing doors are envisaged as they provide more flexibility 
for the prospective tenants.  However, an alternative sliding 
typology is also included within range of modules.

The soffit of the cantilever also offers opportunities for 
hanging signage and building lighting.  This, along with the 
mullions, plinth and louvres will all be a bronze coloured metal 
to match the metalwork on the upper levels. 

Figure 80:  Development study illustrating the view looking north along the retail 
frontage proposed on York Way

Figure 81:  Development study illustrating the relationship between the retail frontages to both 
Buildings W1 and W2 across the connection to the podium garden
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Figure 82: Illustrative view of the Podium 
Garden frontage to Building W2 looking 
northwards from retail unit 1
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5.4

Figure 83: Articulation of the W2S (left) and W2N 
(right) cores within the Podium Garden elevation

W2 Facade Design

Residential Entrances

Residential entrances are marked on both the east and west 
facades by a vertical strip which extends the full height of the 
building and expresses the core within the facade.  At base 
level, this manifests itself on York Way as a full height recess 
of which the glazed entrance door forms part.  The door is 
framed by solid bronze coloured metal panels to the side and 
above.

On the east facade the entrances are set off to the side of 
the core expression.  In this case, the vertical element is flush 
with the facade and therefore the door is set back by creating 
a chamfered edge, directing users to the entrance (Figures 
82 and 83).  The entrance is predominantly glazed, providing 
glimpses through the lobby and core and down towards the 
entrance on York Way.  

The quality of materials and articulation of the entrances 
within the form of the building remains the same across both 
cores and ensures that there is no differentiation by tenure.

Podium Garden (East Facade)

York Way (West Facade)



108   



   109King’s Cross Central   Urban Design Report   Buildings W1 and W2 Triangle Site

Solid Top

The ‘solid’ top of Building W2 is clearly expressed as a 
continuous floating form above the previously described 
‘light’ base.  Following the design principles, this mass is 
articulated in the first instance by a series of ‘carved’ slots 
which represent inset balconies.  The position of these is 
informed by the internal arrangement of unit types and the 
different balcony typologies which these require.

The residential character of the upper levels is governed by 
three key elements; multiple grouping of storeys, integration 
of balcony typologies and fenestration components, all of 
which sit within the proposed brickwork facade.  

As for Building W1, horizontal strata break down the mass 
into a series of grouped storeys, the different scales of these 
directly reflecting the changing residential floorplate moving 
up the building.  The arrangement for W2 is shown previously 
in relation to the east and west facades in Figure 75.  The 
components within these groups stack and emphasise a 
verticality within the predominantly horizontal mass fronting 
both York Way and the garden.  This helps break down 
the overall scale of the building, whilst creating a dynamic 
architectural character that changes across all elevations.  The 
horizontal banding dividing these groupings is expressed as 
decorative masonry in the form of a rotated stretcher bond 
configuration.  

Detailed bay studies illustrating the residential components 
and the proposed materiality are shown in Figures 89 and 91 
later in this section.  An illustrative view showing the grouped 
elevations south of Core W2N, as viewed across the podiumd 
garden, is provided as Figure 84.

Private Amenity/Balconies

Three balcony typologies are proposed on W2, namely inset 
balconies, projecting balconies and Juliette balconies. The 
distribution of these typologies is illustrated by Figure 85 
and has been informed through careful consideration of the 
unit orientation and type.  The varied arrangement results in 
a dynamic character to the facades which responds to the 
different aspects.

5.4
Inset balcony

Juliet balcony

York Way Facade

Garden Podium Facade

P.82

Inset balcony

Juliet balcony

York Way Facade

Garden Podium Facade

P.82

Figure 85: Massing model illustrating the distribution of private amentiy across W2.

York Way (West) Elevation

Podium Garden (East) Elevation

Inset Balcony

Juliet Balcony

Projecting Balcony

Key

Overall, Building W2 will provide 55 balconies (projecting and 
inset) and 12 juliet balconies.  These are broken down by unit 
size as follows:

• 12 No. Studios/One Beds with Juliet balconies;

• 12 No. One Beds with balconies (of which 4 are projecting 
balconies);

• 33 No. Two Beds with balconies (of these, 2 are projecting 
balconies, with the remainder inset);

• 10 No. Three Beds with balconies;

As indicated by Figure 85, inset balconies are proposed to the 
east and west elevations.  These provide sheltered amenity 
space with an outlook onto York Way, and also allow the 
privacy of both the W2 and W1 residents were incorporated 
on the garden elevation.  The relationship of these with the 
apartment layouts has undergone significant development 
to ensure that natural daylight is not compromised.  The 
proposed solution has balconies entered from the short side, 
maximising natural daylight into the living space and ensuring 
generous proportions can be maintained within this space.  
Please see separate Daylight and Sunlight Report for futrher 
details. This arrangement also allows bedrooms to benefit 
from an aspect to the balconies as shown in the typical 
layouts provided previously as Figure 71.  

Projecting balconies on the south (east) elevation maximise 
vistas south towards central London and along York Way, 
whilst also providing a means of passive solar shading to 
this exposed facade.  The balconies also contribute to the 
dynamic quality of the building by varying the composition on 
this key elevation.

In the same way as W1, all of the balconies will have vertical 
bronze coloured metal railings, albeit in zig zag pattern to 
offer a subtle variation in detail, as shown overleaf in Figure 
86.  The soffit and side reveal of the external balconies will be 
a metal finish matching the railings. 

W2 Facade Design

Figure 84 (opposite):  Illustrative view of the east facade of 
Building W2, overlooking the Podium Garden
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Figure 86: Proposed residential window typologies

Projecting Window Single Window Double Window Juliet Balcony Inset Balcony
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5.4W2 Facade Design

Fenestration

Three window typologies are proposed across W2, 
specifically single windows, double windows and corner 
windows, as shown in Figure 86.  

Single windows will typically be used to master bedrooms 
in one bed apartments, and in all other bedrooms.  This 
typology is characterised by a single bottom hung inward 
opening window.  Double windows will generally be used to 
living spaces and the majority of master bedrooms in two/
three bed units.  These windows have a fixed pane combined 
with a bottom hung inward opening vent.  Projecting windows 
will be used to bedrooms on the dual aspect apartments 
located to the northern elevation.  An opaque face will 
protect the privacy of residents in both W1 and W2, whilst 
a transparent face will allow an oblique view from the W2 
bedrooms towards York Way.  

Variations of the window typologies are proposed to the 
south elevation.  As a focal point to the Southern Gateway, the 
architectural language of this elevation has been developed 
to contrast with that of the east and west facades.  Larger, 
picture window openings are therefore proposed to create 
additional animation and reinforce the prominance of this 
facade.

Aligned with the design principles and closely related to 
the characteristics of the windows previously described for 
W1, the proposed windows are vertically proportioned and 
have been maximised in height within the limits set by the 
internal floor and ceiling levels.  Bottom hung inward opening 
windows removes the need for additional transoms and 
improves the sightlines both internally and externally.  Multiple 
storey groupings allow the vertical stacking of the windows.    

A set back of a brick width will emphasise the layering 
of the elevations, with decorative bronze coloured PPC 
aluminium metalwork to both the window frames, spandrels 
and the balcony railings adding additional richness to the 
architectural language.  The spandrel will conceal intake/
extract connections to the internal ventilation system.  All 
metal framing will be in a bronze coloured finish and matching 
that of the lower levels.    

The fenestration strategy and the resultant character are 
closely related to the internal arrangement of the building and 
contribute to the creation of quality apartments with good 
access to daylight, views and usable internal space.

1 Bed - 
Typical Apartment Layout

3 Bed -
Typical Apartment Layout

2 Bed - 
Typical Apartment Layout

Figure X:  Typical apartment layouts illustrating the application of typologies (bottom)
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W2 Detailing

The primary brickwork will be applied consistently around 
the building with additional layering of the facade created 
through the relationship between the warm dark red/
blue brickwork and the components set within it.  Multiple 
grouped storeys allow the stacking of components including 
inset balconies and a single and double window typology 
(described in earlier paragraphs), and emphasise the 
verticality within the predominantly linear mass.  Further 
richness is provided through a generous facade depth and 
the finer detailing present in the bronze coloured metalwork 
of both the balcony balustrading and spandrels, as shown on 
Figure 89 in relation to the west facade.  The same language 
of brickwork with metal detailing is used on all of the 
elevations apart from the south, which is shown overleaf on 
Figure 90.

The horizontal shifts are separated by brick bands with a 
different bonding pattern.  Figure 88 shows how the height 
of this band is coordinated with the spandrel panel to ensure 
continuity of language as the shifts occur at different levels 
across each elevation.

The parapet is expressed as a thin pre-cast concrete coping 
that follows the building perimeter as it steps in and out, 
ensuring a subtle capping to the façade. 

5.4

Figure 89:  Illustrative bay study of Building W2 (York Way Elevation)

Figure 88 (opposite):  Illustrative view of Building W2 from the top of Canal Reach

Key
1. Brick (Warm Dark Red / Blue)
2. Decorative Brick (Warm Dark Red / Blue)
3. White coloured precast Coping/ Cill
4. Bronze coloured PPC Aluminium Panel 
5. Bronze coloured PPC Aluminium Soffit 
6. Bronze coloured PPC Aluminium Framed Glazed Windows/ Glazed doors 
7. Bronze coloured PPC Decorative Aluminium Panel 
8. Bronze coloured vertical balustrade and handrail
9. SIngle windows with bronze coloured PPC Aluminium framing
10. Double windows with bronze coloured PPC Aluminium framing
11. Inset Balcony

3

9
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2

1
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5
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7

W2 Facade Design
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5.4

Figure 91:  Illustrative bay study to W1E

Figure 90 (opposite):  Illustrative view of Building W2 from the top of Canal Reach

Key
1. Brick (Warm Dark Red / Blue)
2. Decorative Brick (Warm Dark Red / Blue)
3. White coloured precast Coping/ Cill
4. Bronze coloured PPC Aluminium Panel 
5. Bronze coloured PPC Aluminium Soffit 
6. Bronze coloured PPC Aluminium Framed Glazed Windows/ Glazed doors 
7. Bronze coloured PPC Decorative Aluminium Panel 
8. Bronze coloured vertical balustrade and handrail
9. SIngle windows with bronze coloured PPC Aluminium framing
10. Double windows with bronze coloured PPC Aluminium framing
11. Inset Balcony

2 1

7

6

1

3

5

8

6

W2 Facade Design

On the south facade overlooking the Southern Gateway, the 
return edge of the eastern and western elevations projects 
beyond the primary brickwork to create a strong vertical 
framework and more varied character.  An intermediate 
division seperates the elevation into two distinct planes, 
shown in Figure 90, reinforcing its role as a focal point 
marking the junction between Randell’s Road and York 
Way.  Figure 91 shows a bay study of the south facade and 
the different treatment to each plane. To the left, larger 
picture windows breakdown the solidity of the elevation 
and offer long views out of the apartments towards the 
south.  The windows also provide glimpses of activity within 
the building from the public realm and add to the sense of 
natural surveillance over the Southern Gateway and York Way.  
Decorative brickwork using the same bricks as the rest of the 
facade picks up on the detail in the vertical core recesses on 
York Way and adds further interest to this elevation. 

On the opposite side of the central division, the warm dark 
red/blue brickwork contains large bronze coloured metal 
framed windows and balcony doors providing access to 
the projecting balconies.  Decorative spandrels and railings 
reference the detailing on the other facades to reinforce the 
architectural themes set up by the design principles and 
ensure that the building is read as a coherent whole.

The parapet is expressed in a language consistent with the 
adjacent elevations as described previously.  

Subtle differences in the brick colour, mortar and accent 
colours to the metalwork, highlighted earlier in this section, 
will differentiate W2 from the adjacent W1 buildings.
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Figure 92: Roofplan illustrating the distribution of green/brown roof areas, private terrace and plant provision

Green roof area incorporating blue roof build up
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Roofscape
W2 has a 1,500mm high parapet wall enclosing predominantly 
plant equipment and localised areas of green roof.  The 
distribution of these areas is shown on Figure 92 opposite.

Biodiverse green roof totalling 147m2 together with bird and/
or bat boxes and blue roof attenuation with a volume of 24m3 
are proposed at roof level.  

The green roof will benefit from good levels of sunlight and 
therefore will be made up of a mix of green sunny meadow 
and green shaded meadow planting to provide a range of 
habitats and respond to the microclimate conditions of the 
roof.  These areas will consist of a vegetation mat providing 
an instant greening effect, with supplementary plug planting 
to offer extra richness, increased biodiversity and improved 
visual amenity to those residents and neighbours who 
overlook the buildings.

Figure 93: Examples of green roof specifications

5.4W2 Facade Design
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w

6.0

6.1  Townscape and Street Hierarchy
6.2  View 1 - York Way Looking North
6.3  View 2 - Bingfield Park
6.4 View 3 - Tapper Walk
6.5  View 4 - Canal Reach
6.6  View 5 - York Way Looking South

Townscape and Views
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Figure 94:  Aerial photo showing locations of agreed views, shown overleaf and in the following sections
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6.1Townscape and Street Hierarchy

Buildings W1 and W2, as described in Parts 4.0 and 5.0 
respectively have been developed to respond to a series 
of key townscape and urban design aspirations outlined in 
Section 1.3.  The proposals have regard to the objectives 
contained within the Triangle Explanatory Statement and the 
KX Urban Design Guidelines North.  The following summarises 
the design responses to these:  

Redefining York Way
Strong definition to the street edge along York Way will be 
created by the building frontage of W2.  The three distinct 
faces of the massing respond to the sinuous curve of the road, 
which is considered a positive physical quality of this part 
of York Way.  The western extents of W1W will also address 
York Way, with its prominent position affording a sense of 
enclosure to the future ‘North Square’. 

The scale of the development is responsive to the adjacent 
context, mediating between the lower rise residential areas 
to the east and the higher density development of the KXC 
scheme.  An appropriate scale of the buildings within the 
parameters of the Triangle Outline Planning Permission, 
closely aligned with that of Saxon and Rubicon Courts, 
will also contribute to an enhanced ‘sense of arrival’ from 
both the north and the south.  This physical relationship 
between the newer buildings at the northern end of the KXC 
development will ‘stitch’ the two sides of the road together, 
whilst also reinforcing a greater sense of place along York 
Way.  The success of this is particularly evident in Views 1 and 
4 (Sections 6.2 and 6.5)     

A high density of different activeuses located in close 
proximity to each other will also signficantly increase footfall 
along this part of York Way, promoting a positive townscape 
experience for pedestrians and vehicular traffic alike.

Active Frontage
A mix of retail uses and careful consideration of the entrance 
strategies to both W1 and W2 will ensure that York Way and 
key routes into the new Podium Garden are animated and 
have a positive relationship with the street.  In this way, York 
Way begins to feel like a ‘main’ street with an identity rather 
than a traffic artery.  This is important in contributing to a 
sense of place along York Way, with an emphasis on creating 
a comfortable and natural street experience.  Animation of 
the new garden is also important in establishing a new public 
space within the locale.  The extension of active uses such as 
retail to correspond with routes into this space, for example 
retail unit 4, will help define the character of the space and 
encourage people to use and enjoy the different areas.  

Careful consideration of the articulation of the street level 
frontage responds to the desire for openness and visual 
permeability to enhance this environment.  Entrance positions 
have a consistent and clear language to contribute to the 
wider wayfinding strategy, for example, the extensive use 
of glazing and views through from York Way to the podium 
garden and vice versa.  The materiality of this base is also 
coordinated with the internal functions to ensure appropriate 
treatment of the elevations in the few locations where 
ancillary spaces are located adjacent to the public realm.  In 
these places, bronze coloured PPC metal panels and louvres 
picks up on the metalwork detailing at the residential levels 
such that these functions are an integrated part of the facade 
design.

The internal level changes along York Way respond to the 
steep existing gradient.  These will allow consistent activity to 
both W1 and W2, whilst also ensuring accessibility is inherent 
in the proposals through the provision of level access. 

Gateways
Two new gateways will be created by the proposals.  W1W 
fronts the Northern Gateway, an area that will be developed 
in conjunction with the future ‘North Square’ which will 
be located on the western edge of York Way opposite the 
Urbanest building.  This will greatly enhance the ‘sense of 
arrival’ from the north and be a key contributor in creating a 
positive pedestrian experience which connects the two sides 
of the road.  

W2 will front the Southern Gateway, a node of public activity 
connecting York Way through to the communities in the east, 
and also encouraging movement into the Podium Garden 
through the activity present at street level.  Section 5.3 and 
5.4 sets out how the southern end of the building responds 
its role as a focal point at this prominent point on York Way 
through materiality and facade composition.  Section 6.2 
shows how the south facade successfuly responds to this 
context.

Improved Permeability

Improved permeability and new pedestrian connections 
respond to existing movement patterns, improving 
connectivity and supporting the proposed uses at street or 
podium level and encouraging use of the new public space.  
New entrances into the development will be provided from 
both the Randell’s Road junction, and also the northern end 
between W1 and W2.  This latter route will have both steps 
and a lift to ensure inclusive access is provided.  

New Green Spaces
The new public space at the heart of the site will be created, 
with clear pedestrian connections encouraging the use of the 
building by residents and local community.  Its presence will 
enhance the local network of green spaces, and it will also be 
key in opening up the Southern Gateway of the development 
onto Randell’s Road
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Figure 95: View 1 illustrating the Triangle Outline Planning Permission mass incorporating the 
NMA (top image) and the proposed massing with the Triangle Outline Planning Permission envelope 
shown as a red dashed line

Figure 96: View 2 illustrating the Triangle Outline Planning Permission mass incorporating the 
NMA (top image) and the proposed massing with the Triangle Outline Planning Permission envelope 
shown as a red dashed line

Figure 97: View 3 illustrating the Triangle Outline Planning Permission mass incorporating the 
NMA (top image) and the proposed massing with the Triangle Outline Planning Permission envelope 
shown as a red dashed line
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Figure 98: View 4 illustrating the Triangle Outline Planning Permission mass incorporating the 
NMA (top image) and the proposed massing with the Triangle Outline Planning Permission envelope 
shown as a red dashed line

Figure 99: View 5 illustrating the Triangle Outline Planning Permission mass incorporating the 
NMA (top image) and the proposed massing with the Triangle Outline Planning Permission envelope 
shown as a red dashed line

6.1Townscape and Street Hierarchy

Landmarks
The open nature of the site within the adjacent context offers 
an excellent opportunity to create a series of focal points 
and landmarks.  W1E in particular exploits the opportunity to 
create higher massing which will be prominent when viewed 
from the north.  The separation of W1 into two distinct blocks 
is considered a positive move in terms of the townscape 
and its relationship with surrounding buildings and spaces, 
breaking down the previously envisaged mass and affording 
glimpses through when viewed from both the north and the 
south.  

Prominent building frontages along York Way will address 
a multitude of approaches.  The physical connection from 
Cubitt Park will be reinforced through a visual connection 
to W1W, shown in the illustrative view in Section 6.4 and 
described in Section 4.3.  This frontage will also be a focal 
point on approach from the north.  Section 4.4 explains 
how the southern elevation of W2 addresses York Way, 
reinforcing the new gateway at Randell’s Road and an 
enhanced streetscape encompassing both sides of the road.  
The division of the facade into two andgled planes and relief 
offered by projecting balconies and large glazed windows 
creates a uniquie interpretation of the design principles and 
material palette for the buildings to respond to this prominent 
location. 

The following sections illustrate the agreed planning views 
as a comparison between the existing and proposed.  It is 
considered that the proposed views demonstrate that the 
scheme makes a positive contribution to the townscape along 
York Way by responding to the height, form and materiality 
of the emerging buildings on the KXC Main Site and offering a 
sense of enclosure which has been missing along this part of 
the road for some time. 
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6.2View 1 - York Way Looking North 
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6.3View 2 - Bingfield Park
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6.4View 3 - Tapper Walk
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6.5View 4 - Canal Reach
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6.6View 5 - York Way Looking South
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