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3.0 Masterplan wide strategies
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3.1 Baseline data
Baseline surveys
Baseline surveys are included as appendices to this application, some 
summaries are included below:

Geology and soils
The bedrock geology is London Clay Formation - Clay, Silt and Sand. 
Sedimentary Bedrock formed approximately 34 to 55 million years ago 
in the Palaeogene Period where the local environment was previously 
dominated by deep seas. The site is largely built up from excavated 
clay material from the construction of the housing blocks. This has had 
a	major	influence	on	the	detailing	of	the	steep	slopes	in	the	park	and	
has contributed to settlement problems. See image opposite.

Subsequent to intrusive investigation of the site and receipt of the 
laboratory results, the following interpretative assessments have been 
made with respect to engineering considerations.

The	likelihood	of	deep	filled	ground	on	the	site,	which	may	affect	
foundation design and construction. The presence of trees on the 
site,	which	may	have	a	significant	impact	on	foundation	design	and	
construction where soils susceptible to volume change potential (i.e. 
shrinkable) soils are present.

Traditional Foundations
Significant	thicknesses	of	Made	Ground	were	encountered	across	the	
site within all of the exploratory holes. Foundations for nonsensitive 
structures such as cycle stores, climbing frames, etc may be designed 
based on a maximum net allowable bearing capacity of up to 40kN/m2 
within the Made Ground, which should be ample for such structures. 

Other small nonsensitive structures such as kiosks and the like might 
be designed as reinforced raft slab foundations, with the underlying 
fill	carefully	inspected	and	where	necessary	excavated	and	re-
compacted. A geotextile should be considered at the formation level.
Although not strictly applicable in this instance, it would be prudent 
to	design	foundations	in	the	influence	of	trees	in	accordance	with	the	
NHBC Standards chapter 

The Made Ground should be treated as a medium shrinkability; as 
such a minimum foundation depth of 0.90m might be considered, with 
foundations taken deeper in the vicinity of trees. For raft foundations, 
it is necessary to replace soils to a depth half that calculated for 
traditional	foundations	with	granular	engineered	fill	compacted	to	a	
suitable	specification.	

Excavations within the Made Ground are unlikely to remain stable in the 
short term, and large obstructions such as concrete blocks etc may be 
encountered. Battering of excavations and temporary support etc will 
depend on the requirements for stability.

A CBR value for Made Ground may not necessarily predict the variable 
settlements that might occur within such materials. The formation 
level should be properly inspected, proof-rolled, and any soft or loose 
zones	replaced	with	granular	engineered	fill	compacted	to	a	suitable	
highways	specification.	The	formation	is	frost	susceptible,	and	thus	
consideration might be given to a minimum pavement thickness of 
450mm. Any damaged drainage should be repaired, so as to help 

prevent future settlements.

Any hard spots in the formation level such as old foundations may 
induce	reflective	cracking	in	the	pavement	and	allowance	should	be	
made for removing any slabs etc. that may be present.

The results of the Sulphate and pH analyses fell into Class DS-3 of the 
current revision of BRE Special Digest 1. An ACEC class of AC-3 is 
appropriate based on the pH results and types of soils encountered. 
The advice of this publication should be taken for the design and 
specification	of	all	sub	surface	concrete.

Hydrogeology
The	Environment	Agency	classifies	geological	units	across	England	
and	Wales	into	different	designations	as	Aquifers.	The	classification	for	
this	site	is	of	unproductive	strata	which	would	negligible	significance	
for	water	supply	or	river	base	flow.	There	is	a	groundwater	abstraction	
licence in place for Swiss Cottage Open Space for irrigation purposes 
675m to the north east.

Hydrology
The Westbourne brook passes under the site, running from northeast 
to southwest. The Westbourne arose by several streamlets from the 
west side of Hampstead and in 1966 one of these could be seen 
flowing	beneath	a	manhole	at	the	west	end	of	Alexandra	Road.	It	
joined	other	tributaries	and	flowed	into	Hyde	Park	and	its	valley	is	
occupied	by	the	Serpentine.	It	then	flowed	via	two	ponds	in	the	park	to	
the Thames in the grounds of Chelsea Hospital. It was not completely 
covered until 1856-7 and is now the Ranelagh sewer. This major sewer 
caused problems during construction of the Alexandra Road estate.

Archaeology
The National Monument Record has no records for archaeological 
interventions (i.e. watching briefs/excavations) in this area. There 
are 10 records for Belsize Road, including several for Kilburn Priory. 
Generally, the Victorian and Modern development will have impacted 
on archaeological deposits in the area. On the site itself, there has 
been major earth moving so any archaeological remains are likely to 
have been disturbed.

Early map evidence indicates that the area was predominantly used 
for agricultural purposes prior to the mid nineteenth century. The 
Greenwood map of 1830 shows part of Abbey Road and Boundary 
Road	enclosing	the	current	site	with	large	fields	and	the	Westbourne	
brook crossing the site from northeast to southwest.

As noted previously, the Westbourne brook was not completely 
covered until 1856-7 and is now the Ranelagh sewer. By the time 
of	the	first	edition	Ordnance	Survey	25	inch	map	of	1869-82,	semi-
detached housing had been laid out along Alexandra Road, to the 
south of the
London, Midland and Scottish Railway, and along Boundary Road. 
Land	to	the	north	of	Belsize	Road	was	still	shown	as	fields	until	1891,	
when it began to be developed; the area displayed a fully developed 
Victorian street pattern by 1912. There were no major public open 
spaces in the immediate area. The London and Birmingham Main Line 
which runs to the north of the site, was authorised in 1833 and the line 

was completed in 1838.

Robert Stephenson was the engineer and there are many major 
engineering works, notably the tunnels and embankments. Alexandra 
Road was named after Princess Alexandra to commemorate her 
marriage to the Prince of Wales (later Edward VII) in 1863.

The most famous resident of the road was Lily Langtry (1853–1929), 
music hall singer and stage actress and mistress of the same Prince of
Wales. Her house in Alexandra Road had to be demolished to make 
way for the development. She is remembered in the name of Langtry 
Walk.

Bat Survey
The two buildings (The Hive and Tenants Hall) were considered to be 
of low bat roosting potential and it is therefore considered unlikely that 
further surveys on these building will be required. The tree inspection 
survey found that the majority of trees within the redline boundary had 
negligible bat roosting potential. A mature Horse Chestnut tree was 
considered to have moderate bat roosting potential and two trees were 
categorised as being of moderate to low potential. Several trees were 
also categorised as having low potential due to the presence of Ivy.

Japanese Knotweed
A	knotweed	survey	from	February	2012	identified	that	the	majority	of	
the Knotweed within the area of consideration is located on the bank 
adjacent to the woodland path and the service access road. This bank 
measures approximately 70 metres x 3 metres, and Knotweed can be 
considered as continuous throughout the bank. The bank is level with 
the woodland path, and slopes down to the service access road. A 
course of eradication was subsequently instructed.

Ecology
See section 3.1.6

Tree Survey
See section 3.1.6  

Slope erosion within the park
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3.1.2 Materiality and hard landscape

Park Materials

This	Heritage	Lottery	Parks	for	People	project	represents	the	first	
opportunity since the completion of Alexandra Road Park in 1979 to 
comprehensively review all materials, planting, furniture and structures 
within the park. The project can help improve fundamental issues of 
access in some parts of the park; conserve and restore the original 
materials and structures and reintroduce playable landscapes that are 
sensitive to the original design concepts. A holistic response to these 
issues will also mean that it is easier to maintain the park in the future. 
These images are part of an in depth visual and analytical survey of the 
park. (Summer 2012)

Key general considerations and opportunities are:

1. Management and maintenance
Part of the projects commitment to the park is to improve its 
maintenance once the initial investment is complete.  In order to do 
this a Head Gardener will be recruited; this person will be skilled in 
horticulture and will understand the conservation needs of the park.  The 
Head Gardener will work closely with the Friends of Alexandra Road 
Park and the TRA in order to involve them both in decision making and 
practical gardening activities.

2. Planting
Some careful tree work to include selected removal and pruning to open 
up views and to maintain a lush but airy feel to the park; and shrub 
renovation with a regime of coppicing overgrown, dense shrubs will not 
only help them regenerate but will also create opportunity to reintroduce 
interesting plant varieties that have died out since the shrubberies were 
originally planted.  The scope of this work will be reviewed with the HLF, 
Camden and residents during the delivery phase.

3. Footpaths and access
In many areas the footpaths are in a poor or unsafe condition making 
access	to	different	parts	of	the	park	difficult.	A	significant	amount	of	
investment is required to bring these paths back to an acceptable 
standard.

4. Play
Many of the play opportunities within the park have been removed. 
Play represents one of the biggest opportunities to introduce new 
and	exciting	places	to	play	whether	on	equipment	for	fun	or	fitness	or	
following trails across the park.



Alexandra Road Park

Document 3 - Stage D Design Report

30

NORTH

0m 10m 50m

J & L GIBBONS LLP

LANDSCAPE ARCHITECTURE
URBAN DESIGN

STUDIO A,
22 AUBERT PARK
LONDON N5 1TU

T: 020 7226 1345
F: 020 7226 3337

Project:

ALEXANDRA ROAD PARK

Drawing title:

PROPOSED LANDSCAPE PLAN
SURFACES

Drawing number:

532_PL_10

Rev:

-

Date:

20_10_2012

Scale

1:500 @ A1

Status:

Planning

Drawn:

MJ

Checked:

ND

Approved:

-

The information in this drawing is copyright of J & L Gibbons LLP
Do not scale from this drawing.
All dimensions are to be verified on site prior to construction.
J & L Gibbons LLP to be informed of any variation between site conditions and dimensions.Rev Date Initials Description

NOTE:

Topographic survey information based on Land Survey ref 910037, Land Survey Level 1 

ref 910037 1 and Land Survey Level -1 ref 910037 -1, by apr services, March 2010.

Hive measured survey data based on Spint LTD Survey August 2012

UPRN 3899
 

ABBEY ROAD

AINSWORTH WAY

BOUNDARY ROAD

LANGTRY WALK

ROWLEY WAY

Key

Application boundary

Buildings

Steps reset

Existing and new paving with geogrid 

New levelled paving - misc surface

New path

Spot repairs and cleaned surface

Heavily damaged surface with replacement 
paving

Play surface extent tbc

3.1.2 Materiality and hard landscape

NORTH

0m 10m 50m

Proposed surface treatments

JL
G

 d
w

g 
re

f: 
53

2_
W

D
_1

0



Alexandra Road Park

Document 3 - Stage D Design Report

31

3.1.3 Park circulation

Park Circulation

There are 12 existing access and egress points to the park. There are 
currently only limited restrictions to vehicle access along Langtry Walk 
which is adding to the deterioration of the pavement conditions. 

Although	there	is	no	specific	guidance	on	accessibility	in	relation	to	open	
space, many of the paths within the park do not comply with building 
regulations part M guidance on access to and use of buildings. Within 
the context of the existing park infrastructure and the listed structure of 
the park resolving these issues across the whole park is not possible or 
desirable. Proposals are described below and illustrated opposite.

Recommendations:

 - Limit vehicle movements throughout the park
 - Design planting and mulching so that access is not required to the 

base of every tree for maintenance
 - Establish a programme of decompaction

Further details of existing and proposed management regimes can 
be found in the Alexandra Road Park 10 Year Management and 
Maintenance Plan, October 2012.

Improving inclusive access

Accessing the park: No new access points are proposed. The 
pedestrian entrance off Abbey Road will be remodelled and widened to 
improve access to the park and to the Hive with the reinstatement of the 
access to the north of the multiuse area with a new level access path 
to remove the cul-de-sac at the former playground 1. Management of 
planting below eye level at the Abbey Road entrances will also improve 
the arrival experience and route legibility. 

The pedestrian environment: There are several key areas where small 
adjustments between existing thresholds will allow level access to parts 
of	the	park	that	is	not	currently	possible.	These	routes	are	identified	
opposite. The reinstatement of balustrades and post and rail across the 
park will also help with access.

Way-finding:	
The design and layout of the park is quite complex and labyrinthine 
which is one of its most valued characteristics. The proposed entrance 
signage locations are illustrated on drawing 532_WD_07. The indicative 
locations for interpretation of the heritage of the park are also highlighted 
opposite.

Lighting
No changes are proposed to the existing lighting.

Park furniture
Furniture such as seating and litter bins will be detailed to enable ease of 
use. Seating will be designed to provide a range of seating options with 
particular	consideration	of	the	infirm	or	those	with	disabilities.

Parking 
No provision for car parking is required. 

Area 6b to be relevelled adjacent to the Hive off Abbey Road to create a new level access Area	4,	donkey	step	access	route	where	modifications	are	not	proposed	due	to	the	proximity	of	
listed structures and physical site constraints
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3.1.5 - Play strategy
Attitudes to play*

Janet Jack’s thinking about play was much in line with that promoted 
by Lady Allen of Hurtwood. Lady Allen’s publication ‘Planning for Play’ 
(1968)**	was	a	plea	for	creative	play	and	was	much	influenced	by	
Scandinavian junk playgrounds. Key points of the study, relevant to 
Alexandra Road Park in general as well as its playgrounds, were:

 - Children have a desire to ‘restore … lost mystery and keep alive a 
keen sense of curiosity’

 - It is acknowledged that children prefer to play in the street if 
playgrounds or not attractive to them

 - It	advocated	‘plenty	of	seats,	sheltered	from	the	wind	by	flowering	
shrubs,	hedges	or	walls’	to	benefit	children	and	their	mothers

 - Children are attracted by changes in level; ‘children adore climbing, 
clambering and sliding; hence full advantage should be taken of 
any	differences	of	level.	Groundshaping	and	artificial	contours	
mounds make good wind shields and barriers, serve as banks 
for rolling down’ granite setts to steps could be added. Hills were 
an ‘excellent way of disposing of … excavated soil from building 
works.’

 - Children like exploring through planting; admired paths ‘that thread 
their way among the planting’ . ‘Shrubs, even of the prickly kind, will 
not daunt adventurous children’

 - There is a need to stimulate all senses, including touch and smell by 
the rich use of texture, colour and scale’

 - Play leaders are desirable 

Much of this is relevant to the design and ethos of Alexandra Road.

Current Guidance Framework for Play*
Many of these ideas have more recently been promoted again through 
publications such as Design for Play (Play England 2008). ***
Design for Play’s 10 principles for designing successful play spaces: 
Successful play spaces…
 - are ‘bespoke’
 - are well located
 - make use of natural elements
 - provide a wide range of play experiences
 - are accessible to both disabled and non-disabled children
 - meet community needs
 - allow children of different ages to play together
 - build in opportunities to experience risk and challenge
 - are sustainable and appropriately maintained
 - allow for change and evolution

Many of these principles can be seen in Janet Jack’s original design 
concept of Alexandra Road.
It is however to be noted that whilst Janet Jack’s original design intent 
was purpose designed equipment, the installed equipment was largely 
catalogue based.

The new proposals also observe recommendations made by the 
Supplementary Planning Guidance: Shaping Neighbourhoods: Children 

and Young people’s play and informal recreation. The key references 
are provided in each playground section.

       
* chapter largely quoted from Conservation Management Plan by Sarah 
Couch
** summarised from Lady Allen of Hurtwood: Planning for Play 1968
*** Play England, Design for Play: A guide to creating successful play 
spaces, 2008

View to the Tenants Hall east across Alexandra Road Park - 1983
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General design approach 2012/13

The following principles have been used as a guide when designing the 
new playspaces:

Site	specificity
All new playgrounds are located on the original playground sites. They 
reference historic elements of Janet Jack’s original designs.

Respect for the original designs, the heritage landscape and its 
listed features. Every new design acknowledges the original design 
of each playground in a different manner (see individual playground 
descriptions). 
All designs respect the listed walls, which remain undisturbed. No new 
features will be attached to the walls.
The new designs also reference the original and existing materials 
(painted steel, timber, concrete, block work, rubber tyres and rubber 
safety surfacing). Sand has been omitted from the designs as its 
daily maintenance requirement is too costly. It is to be noted that the 
previous sand pits were removed for similar reasons. The original 
colours will reappear in the new playgrounds: We propose to use one 
colour for each new playground.

Current play theory and guidance
Whilst the new playgrounds cite elements of Janet Jack’s design, 
they modernise the play offer by making structures more complex to 
increase interest and create the possibility of sustained rediscovery by 
the children.
As iterated in the previous paragraphs, the provisions are set out taking 
into account current play guidance (Play England) as well as the current 
Supplementary Planning Guidance.

Age group appropriate provision
The playgrounds have been structured to cater for different age groups. 
Playground 5 is predominantly for 0-5 year olds, whereas Playground  
)3 caters for 5-13s. Playground 4 is a melting pot for all ages.

Accessibility and inclusivity
All playgrounds provide facilities for the less able. Playgrounds 2 and 
3 are only accessible via steps and therefore less suited to wheelchair 
users. Both playgrounds however provide accessible elements: Sensory 
lounging nets on Playground  3 as well as the general ball games are 
of Playground 2. Playgrounds 4 and 5 have existing ramps, which 
increase their accessibility. Both of these playgrounds have accessible 
equipment as illustrated in the respective playground descriptions.

Needs of residents
The designs were developed in close collaboration with the residents, 
tested during public consultations (5.6.12, 17.10.12) as well as in 
Project Management Group meetings (25.8.12, 3.10.12, 9.10.12).

Robustness
All playgrounds will be designed to be tough, durable and with 

3.1.5 - Play strategy
The wider park as a playable space

Whilst the new playgrounds, which are located in the original play 
rooms provide for fairly structured play, it is to be noted that the wider 
Alexandra Road Park provides a wealth of different play experiences, 
which complement the designated play areas. The park presents 
opportunities for

- Playing in nature  
- Playing with topography
- Creative play
- Malleable landscapes  
- Change and evolution (children can re-discover the park at different 
seasons, through different games, through their own interference such 
as though den building for example)

The park promotes natural play. Children can draw on their natural 
environments and on their own resources when playing. The park 
allows inner-city children to re-connect with nature – their own and that 
around them. 
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3.1.6 Planting, biodiversity and ecology

Existing biodiversity

Biodiversity
A survey by the Ecology Consultancy in 2010 concluded that the 
Alexandra and Ainsworth Estate is of at least local importance for nature 
conservation due to the presence of mature trees and extensive areas 
of mature planted shrubbery that provide opportunities for nesting and 
foraging birds and for invertebrates. 58 birds including Long-tailed tit, 
Great	spotted	woodpecker,	Greenfinch	and	Goldfinch.	Many	wrens	are	
known to nest in mature ivy. Planting for wildlife was one of Janet Jack’s 
design  intentions and residents greatly value the view of treetops and 
connection with wildlife from their dwellings.

Access to Nature
The	park	lies	in	an	area	of	deficiency	in	Access	to	Nature,	as	defined	
by the London Mayor’s Biodiversity Strategy. Due to the site’s relatively 
small size, any biodiversity improvements will be small but will help 
to	reduce	the	deficiencies.	However,	potential	to	encourage	further	
public	access	to	the	site	in	an	area	of	deficiency	makes	biodiversity	an	
important consideration. The London Plan states - “ …Access to nature 
can be an important contributor to people’s health and the Mayor wants 
to see better access to both existing and new wildlife habitats and has 
identified	priorities	to	redress	areas	of	deficiency.”		

All London Green Grid
The All London Green Grid - area objective for this part of the London 
(Area Framework 12 - Central London) states:
“Enhancing Greenspace. The majority of residents in London do not 
have access to private gardens. Therefore the strategic opportunity to 
release	and	reconfigure	existing	open	space	for	the	better	use	and	well-
being of citizens is crucial, and these include: revitalising existing parks; 
refreshing tired and deteriorating infrastructure of existing parks and 
open	spaces	to	maximise	the	attributable	benefits	increasingly	needed	
in the most densely developed part of the city with a fast increasing 
population; promoting additional pockets of nature in the city by 
diversifying management, linking spaces to provide wildlife corridors and 
promoting accessibility and interpretation; promoting food growing and 
spreading the network of Capital Growth and local initiatives, creating 
exemplars for the use of underutilised land and green skills training 
through partnership working to address urban agriculture and health and 
well-being.”

Microclimate
The park is on the axis of the prevailing south-west winds, which 
concentrate as the site narrows at the north-east end. In cold winters 
the reverse happens and the cold north-east winds whistle down the site 
in the opposite direction. The key aim of the design was to reduce the 
effects of these uncomfortable winds to create a sheltered microclimate. 
Janet Jack achieved this by using belts of trees and shrubs to complete 
the enclosure of each of the hard-landscape compartments as they 
followed a diagonal pattern up the length of the site. Half-a-dozen trees 
that pre-dated the park were retained as part of the park’s design. 

Trees
As of October 2012, There are 132 trees within the park and 4 tree 
groups. A programme of tree works is being proposed in advance of 
the submission of the Round 2 application. 28 no. trees will be removed 
including self seeded trees, trees with arboricultural defects or trees that 
are suppressed by other trees. This work will also include tree works in 
line with current good practice and selected ivy removal. 

A schedule of tree works has been reviewed with David Houghton 
from the London Borough of Camden’s tree service. This work was 
planned as part of the part of a triennial programme of treeworks within 
the estate. The scope of this work has been agreed with the Project 
Board and with the Project Management Group to ensure the works are 
complementary to the Parks for People Project. 
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3.1.6 Planting, biodiversity and ecology
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3.1.6 Planting, biodiversity and ecology

Planting strategy

The proposed planting references the original planting palette created 
by	Janet	Jack,	with	particular	emphasis	on	seasonality	and	flowering	
species which have been lost and formal arrangements such as the yew 
oval	which	have	been	mismanaged.	Species	will	be	confirmed	based	
on enhanced biodiversity, improving wildlife habitats, plant species 
selected for the character areas they are located in, the introduction of 
alternative maintenance regimes, promotion of seasonal variation and 
planting mixes for changing environmental conditions such as warmer 
temperatures and drought conditions.

Planting design is a key component of the park activity plan and 
engagement process. For the purposes of the application the typical 
planting palette for each area within the park has been presented. The 
detailed planting plans will be subsequently developed in consultation 
with the park users as part of the activity plan. 

The planting strategy is illustrated opposite. The principals of the 
strategy are:

 - Most beds need renovation - including coppicing and interplanting - 
except Woodland Walk and Woodland Bank

 - Phasing is required to avoid impact on biodiversity and visual impact
 - Target works to 50% of beds over 2 season HLF programme
 - Remainder of beds to be worked upon  over a 5-10 year period 

managed and planted out  by Head gardener
 - Original plants to be reintroduced where appropriate
 - Create a new wildlife terrace to the north of the Hive

Planting matrix

Area 3 - Langtry Walk 
Northside - Berberis, Forsythia, Eleagnus, Fatsia, pink and white Rose
Southside – Pyracantha ‘Orange glow’ hedge on south side plus 
Hypericum ground cover and Lonicera/ honeysuckle) at rear, Hedera

Area 4 - Woodland Walk
Crataegus; Robinia and Quercus rubra in glade, Broom (Spartium 
junceum) gorse (Ulex) ground cover; narcissus; Hedera hibernica and 
Hypericum calycinum ground cover

Area 5 - Between B Blocks
Robinia Pseudocacia ‘frisia’

Area 6 -Abbey Road
Salix viminalis (osier) and ivy; Langtry Walk: Pyracantha hedge, 
Hypericum in front; around building: Ivy, Boston ivy, Rosa paulii Adjacent 
ramp: Berberis Hedera, Vinca minor, Rosa Max Graf (pink ground cover)

Area 7 - Football Pitch environs
Boston ivy; South bank: Pyracantha/ Spartium junceum(broom)/ Ulex 
europaeus (gorse), crocus bulbs

Area 8 - The Bowl
Yew hedge and Cotoneaster edging; north side blocks of Eleagnus, 
Fatsia/Prunus, Lonicera nitida, Viburnum, Philadephus; s side: blocks of 
Phormium, Cotoneaster,  Pyracantha, Senecio; a few Sambucus; vinca/

hedera groundcover north and Hypericum, south; edge of  partium 
junceum (broom) to south Iris foetidissima narcissi

Area 9 - Playground 1
1no Platanus orientalis in paving  Boston ivy, Berberis, Hypericum, 
Pyrancantha, Rosa max Graf (ground cover) Narcissi

Area 10 - Playground 2
Ivy and roses in planters; some Aralia elata (Japanese angelica tree), 
Yucca, Sambucus, Phormium and (east side) Berberis, Boston ivy

Area 11 - Playground 3
Ivy, roses, some Aralia elata (Japanese angelica tree), Yucca, Sambucus, 
Phormium and (east side) Berberis, Boston ivy

Area 12 - Playground 4
Berberis, lonicera, Pyracantha, Rhus typhina, Rosa, Hedera, Phormium, 
Sambucus nigra in planters on top of wall

Area 13 - Playground 5
Pyracantha, Lonicera, Roses, Berberis, Sambucus.

Area 14 - The Meadow
Acer saccarinum, 1 group Acer platanoides purpurea, east; groups 
of Prunus avium, 1 group Tilia x euchlora; line of 4 Tx euchlora with 2 
preexisting limes. To south, had a rich variety of shrubs and groundcover 
included interesting plants such as Phormium tenax, Fatsia japonica, 
lavender, iris, Senecio greyii, Forsythia; Narcissi ‘February Gold’

Area 15 - The Mound
North bank: Robinia frisia, Tilia petiolaris, Cratageus, Eucalyptus 
gunii, Picea omorika, Quercus ilex, Quercus rubra; in lawn groups of 
7 Acer, purple Acer and Robinia pseudocacia ‘Frisia north bank: incl 
Cotoneaster, Hypericum, Phormium, Rosa; Lavandula, Narcissus, Iris

Area 16 - Banks near the Tenants hall
Betula alba planted in threes 300mm apart intended to become 
multistem birch grove; silver birch Betula alba 3 in a hole Hedera helix 
‘Hibernica’, Berberis Juliana, Rosa ‘Max graf’(single, deep pink), Vinca 
minor ‘Bowles variety’

Tree planting

 - The proposals include 22 new trees, including replacement Cherries, 
Horse Chestnuts, Honey Locusts, a specimen Tulip tree and a group 
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Alexandra Road Park
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3.1.7 Wall strategy

Wall position statement

Approach to Conservation of Listed Concrete Walls.
Alexandra Road Estate Park

This statement is being issued to alleviate concerns over the approach 
to the listed structures within the park, and to ensure that the principles 
follow appropriate and sensitive cleaning and repair methods to the 
listed structure, preventing the need for the Local Authority to consult 
with the National Planning Unit for this Grade II* asset.

This section covers approaches to the listed walls that appear within 
the park. These are annotated in green on the listing map and purple 
on drawing 532_WD_06. The park is within the setting of the Grade II* 
building, which is contained within the Alexandra Road Conservation 
Area. The park itself is not listed in English Heritage Register of Parks 
and Gardens.

There are four separate issues for consideration to be applied to this 
application, none of which require statutory listed building consent, 
as agreed	with	the	design	team,	officers	from	London	Borough	of	
Camden, Richard Parish English Heritage Historic Buildings advisor 
and Zosia Mellor English Heritage Landscape Architect at a meeting 
on	20th	September	2012,	in	English	Heritages	offices.	These	apply	to	
1.	cleaning,	2.	repair	3.	re-painting	over	existing	painted	finishes	and	4.	
graffiti	removal	on	the	board	marked	concrete	walls.			

The listed walls are either formed from thin shutter board marked 
concrete, large panelled shuttering with visible grain, large panelled 
shuttering with no apparent grain. The grain of the timber pattern is 
formed by using quarter sawn timber boards for linear pattern and back 
sawn timber to expose growth rings, these are shallow textured patterns 
formed through the process of in-situ concrete. The resultant pattern 
known	as	the	“off-form	finish”.

1. Cleaning should be carried out by pressure water spray cleaning, 
according to existing and established methods as already agreed and 
annotated with English Heritage and LB Camden in the Alexandra Road 
Estate, Management Guidelines 2nd Edition 2006, by Levitt Bernstein 
Architects;	Section	2.024	Concrete	finishes;	subsection	2.024.4.	

2. Where repairs are deemed necessary they should follow current 
conversation	repair	methods	of	appropriate	concrete	finishes,	to	match	
in with the existing concrete and formulated to limit impairment of 
the original fabric following the Alexandra Road Estate Management 
Guidelines	2nd	Edition	2006;	Section	2.024	Concrete	finishes.

3.	Painting;	there	are	significant	patches	of	painting	throughout	the	
walls in the park, which have been carried out to eradicate unwanted 
graffiti	on	the	listed	structures,	(see	also	item	4.)		Concrete	should	not	be	
painted,	unless	it	is	deemed	necessary	for	covering	up	unwanted	graffiti,	
previous	areas	of	graffiti	eradication,	or	areas	agreed	with	a	specialist	to	
preserve and enhance the special character of the heritage asset prior to 
application. 

4.	Removal	of	unwanted	graffiti.	Camden’s	current	procedure	will	apply	
in	this	location	where	the	in	house	team	will	try	to	remove	graffiti	in	
the	first	instance	with	pressure	jet	washing	as	mentioned	in	Alexandra	

Road	Estate,	Management	Guidelines.		Where	the	graffiti	is	applied	to	
a painted surface, where cleaning with pressure water spray proves an 
unsatisfactory cleaning method, the approach will be to paint over the 
graffiti	(using	an	agreed	colour	match	from	a	limited	palette	appropriate	
to the conservation of the special character of Alexandra Road Estate – 
this	palette	is	to	be	agreed	at	further	detailed	specification	stage	)	

Further	research	will	be	carried	out	for	the	refined	solutions	based	on	the	
following documents.
- Alexandra Road Estate, Management Guidelines 1999 – Consultation 
Draft
-	Strategic	Proposals	for	treatment	of	external	finishes	Alexandra	Road	
and - Ainsworth Estate Prepared by Neave Brown 4th of May 2004
-	Adrial	report	on	Phase	3	Graffiti	removal		Nov	2005
- Alexandra Road Estate, Management Guidelines 2nd Edition 2006
-	Anti	Graffiti	Coating	and	paint	trials	Phase	3	final	report	Nov	2006
- Concrete Repair Trials by Levitt Bernstein Jan 2007
 
In the event that London Borough of Camden in collaboration with 
Alexandra Road park group achieve stage 2 Heritage Lottery Funding 
for the Parks for People Application, more detailed solutions for carrying 
out conservation work including the extent of cleaning, repainting, 
repairs	and	approaches	to	graffiti	will	be	developed	by	a	consultant	
with an appropriate specialism in the conservation of these listed assets 
and based upon the following reports previously carried out without 
conclusion and implementation.
  

Unsatisfactory painting over graffiti
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3.1.7 Wall strategy

Wall strategy

The mass concrete walls within Alexandra Road Park are an essential 
contributor to the unique character of the park overall and the localised 
character	of	individual	spaces.	The	walls	provide	enclosure	defining	the	
extents of the series of outdoor rooms within the park. The walls also 
provide retaining structures to support the changes in level across the 
park which is a key feature of the park. The walls also provide the setting 
for the integrated seating within the park. The walls are physically linked 
to	the	every	unique	element	within	the	park	and	therefore	define	the	
character of the space.

The Conservation Management plan states:
The landscape forms the setting of the Grade II* listed Alexandra Road 
estate. The listing boundary includes the whole park and the listing 
includes ‘walls, ramps and steps’, ie the hard landscape structure is 
included in the listing and would need listed building consent for any 
alteration. Any work should follow a design guide of original details. 
Consider options for revealing and cleaning fair-faced/ board marked 
concrete. Some have suggested physical changes to the listed walls to 
increase visibility, such as removing walls or making openings through 
them. These are such important elements of the design, that the 
management options should be implemented and tested before any 
changes to the structure are considered.

There are several key considerations when reviewing the walls within 
Alexandra Road Park:

Access
The walls contain many of the ramp and step structures within the 
park. Many of the ramps do not comply with the current guidance on 
permissible gradients when reviewed against building regulations part M. 
To resolve this issue material changes to the structure would be required 
and as such this option has not been pursued.

Visibility
In some cases where the walls create welcome enclosure from one view 
point they also restrict views between spaces. Earlier design studies 
have considered material alterations to the walls to open up views. It 
is our position that this is not desirable within the context of the listed 
structures and that visual connections can be improved through the 
management of planting in many locations.

Previous restoration strategies
There have been a number of previous studies which have looked 
at	graffiti	removal	across	the	estate,	listed	opposite.	Although	each	
report has looked at a series of options for restoration a solution for 
satisfactorily	taking	the	concrete	back	to	the	original	finish	has	not	been	
found. In each report the proposals suggested were deemed to have an 
excessively	detrimental	impact	on	the	finish	of	the	concrete.	The	general	
consensus has been that a light touch approach avoiding abrasive 
cleaning techniques and using temporary coatings should be employed 
where necessary.

It is on this basis that we have developed the following strategy: we are 
proposing an approach to the walls that preserves them insitu without 
any physical alterations. The proposals work with the walls as they are 
and there are no proposals to materially change the structure or general 

arrangement of the walls. We propose reinstating the timber balustrades 
(as illustrated on drawing 532_WD_12) and to implement a strategy 
that employs the four techniques described in the position statement: 
1.	cleaning,	2.	repair	3.	re-painting	over	existing	painted	finishes	and	4.	
graffiti	removal	on	the	board	marked	concrete	walls.			

This approach has been discussed with English Heritage who consider 
these works as necessary routine maintenance and that the proposed 
treatments do not require listed building consent. English Heritage have 
also welcomed the proposed inclusion of a specialist consultant within 
the	round	2	Parks	for	People	to	provide	specific	advice	relating	to	the	
repair techniques and methodologies.

The following drawing 532_WD_14 illustrates the scope of works relating 
to:

1. cleaning, 
2. repair 
3.	re-painting	over	existing	painted	finishes	
4.	graffiti	removal	on	the	board	marked	concrete	walls	-	responsive
5. Leave as is and monitor   

The	scope	of	works	has	been	defined	by	visual	assessment	as	of	
October	2012.	The	changeable	nature	of	graffiti	application	and	
treatment may mean that by the time that any works can be undertaken 
in the park the scope may be different, the scope will be reviewed with a 
conservation	specialist	subject	to	confirmation	of	funding	from	the	HLF	
in mid 2013.

In	addition	to	normal	conditions	for	a	project	of	this	type	specific	
conditions are expected to include requirements for further details 
relating to the listed walls. With this in mind further allowances in the 
project cost plan have been made for the appointment of specialist 
consultants relating to the restoration of the listed walls.

Unsatisfactory painting over graffiti

Varied finishes and paint treatments
Varied paint finish to walls
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3.2 The Hive Options Appraisal - Summary of Outputs

Note
This section describes proposals that are not part of the Heritage Lottery 
Parks for People Round 2 Application for Alexandra Road Park.

Context

Around the Block, MTW, J & L Gibbons, Erect Architecture, Appleyards, 
JWA and Skelly and Couch were commissioned in July 2012 by 
Camden Housing to carry out a two stage options appraisal on the 
Abbey Hive building (the Hive). The intention was to test out the physical 
requirements of different uses on the building and establish the extent of 
structural and remedial repairs required to bring it back into use. 

One of the primary reasons for undertaking this study now, apart 
from the deteriorating condition of the building, is that the Hive is 
considered as an important gateway to Alexandra Road Park and 
position emphasised by HLF advisors that visited the park in 2011. As 
part of a progress review of the HLF Stage 2 bid, it was indicated that 
a clear strategy on the long term future of the Hive building would be 
viewed favourably in the context of the Alexandra Road Park round 2 
submission to the Parks for People Programme.

History
The Hive was designed by Kisa Kawakami of Camden’s Architect’s 
Department and completed in 1981. It is described as ‘a two storey 
building designed as a series of interlocking cubes and set in a 
landscaped setting with mounds of earth banked up against retaining 
walls.	A	hard	surfaced	playing	field	surrounded	by	retaining	walls	is	
located on its eastern side.’1 It is located at the western end of the 
Alexandra & Ainsworth Estate on Abbey Road next to the Multiuse 
Games pitch just inside Alexandra Road Park. Its address is 86-88 
Abbey Road. Originally the Hive was used as a community play centre 
and youth club and later became a community centre for Afro-Caribbean 
Elders. For many years it was known as the Afro-Caribbean Centre. This 
centre closed in 2007 due to funding problems and was occupied by 
vacant property protection until 2009 when Camden Council’s estate 
regeneration team took it on who, after carrying out some renovation 
works, re-opened it as an exhibition and community centre. It was used 
by the Council as a facility for public consultation and exhibitions in 
respect of the Abbey Area Regeneration proposals and was a local base 
for the Housing Regeneration team working on this project until March 
2012 when it became vacant.

Aims
The principle aim of the study was to identify realistic, sustainable and 
economically viable uses for the building that were compatible with the 
Park and that would transform the existing run down building. Ideally the 
options should identify tenants whose activities contributed to the overall 
long term aims and objectives of the Alexandra Road Park HLF project 
such as education, volunteering, nature conservation, horticulture and 
sustainability. A key requirement for any potential tenant was that they 
could raise the funds to bring the building back into use and meet on-
going repairs and maintenance. In exchange, the Council could offer an 
appropriate rent holiday period. 

Methodology

The initial outputs of the where a technical appraisal of the site and 
immediate area around it. Consultations with relevant individuals in 
Camden Council’s Property Services, Housing and Community Services 
departments, key stakeholders, local voluntary organisations and 
community centres as well as a range of private sector groups were 
carried out in parallel.

‘Soft market’ testing to identify market interest in the site for a range of 
non	profit	and	commercial	uses	with	actual	operators	and	management	
groups were also concluded. Three community centres and 10 voluntary 
and community organisations were surveyed to gauge the potential for 
establishing another community centre in the area. 

Interested parties were sent an Expression of Interest Form to complete 
Based on potential tenant requirements, a brief was provided to the 
technical team who then tested the feasibility of the proposals on the 
Hive building.

The spaces currently provided by the Hive and the overall size 
of the property has a major bearing on what kind of uses can be 
accommodated there. The building currently offers the following spaces 
and facilities: 

Hive Floor space Area m²

Internal:   Reception lobby 17.0
   Main Hall 97.2
   Workshop 1 & 2 12.5
   Storage 11.3
	 	 	 Offices	35.4
   Kitchen 16.5
   Toilets & circulation 15.3
	 	 	 Total	floor	space	205.2
External:
   Garden surround (non park) 75.0
   Main Roof space 60.0

Outline capital costs of the options were prepared by the quantity 
surveyors showing essential and desirable repairs and improvements for 
each option. The structural engineers and building services consultants 
fed	their	comments	into	the	process	which	were	reflected	in	the	
solutions and costs.

Criteria against which options can be evaluated were drawn up based 
on the Council’s objectives for the building and its context. The various 
options that emerged from this process have been ranked according to 
how well they meet the criteria and recommendations have been made 
which option(s) to take forward.

This information is summarised from the Hive Options Appraisal Stage 1, 
October 2012 appended to this application.
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3.2 The Hive Options Appraisal - Summary of Outputs

Site and building appraisal

The Hive building is located on the Western park edge towards Abbey 
Road. It is sunken by 800- 1500mm below the ground level of the 
footpath on Abbey Road. A good portion of the building (maximum 
elevational height 5m) should be visible from the Road once the 
overgrown boundary is managed Two routes lead past the building into 
the park. Currently the main access to the Hive, which is also vehicular 
access, leads down a tarmac path from Langtry Walk. One of the 
entrances to the MUGA (located East of the Hive) is also accessed via 
this route.

The external spaces are currently heavily overgrown and unused. The 
entrance of the building is from North, set back within the building 
volume. It is not visible from Abbey Road and only partially visible from 
Langtry walk. The Western elevation opens up towards Abbey Road.

Access	to	the	roof	is	currently	only	possible	via	less	official	routes.	Two	
sets of stairs lead up to the roof: One next to the front entrance (north) 
and one at the south of the building. Both are gated and locked. An 
unofficial	route	can	be	taken	via	the	path	south	of	the	Hive	(through	
undergrowth). The roof has been upgraded in the last 5 years. Most of 
the roof planes are now brown roofs. This has improved the appearance 
of the highly visible roofs of a building embedded in a park but on the 
other hand it considerably restricts the opportunities to use the roofs for 
other programmes. 

The building is a series of volumes, sculpturally stacked around 
the central volume, which forms the hall. The building is a concrete 
construction. All concrete surfaces have been painted externally as well 
as internally.

Internally the main space is the hall around which smaller, lower volumes 
are	arranged.	A	square	concrete	waffle	slab	gives	the	hall	its	character.	
All surrounding rooms are separated from the main with the original 
sliding doors. The sliding doors are so considerable in size that when 
opened,	the	space	of	the	main	hall	flows	into	the	adjacent	rooms	to	
become one large space of different heights.

Many	features	are	still	original	such	as	windows,	flooring,	sliding	doors	
and	some	light	fittings.	The	WCs	have	been	modernised	and	whilst	
they	appear	DDA	compliant	they	do	currently	not	completely	fulfil	the	
requirements of Part M.

The	kitchen	fit-out	is	basic	but	functional,	but	the	shell	is	in	a	state	of	
disrepair – probably as a result of damp issues. Water ingress is also 
visible in several areas within the building. Building services are generally 
cast into the concrete construction – similar to the main estate buildings. 
We have been advised that the building services are reaching the end of 
their service life.

Exis)ng	  building	  images,	  external	  

Views from Abbey Road (taken from Google as boundary currently more overgrown and building less visible)

Left above: Drive towards building entrance (invisible); Right above: Entrance area of building

Existing entrance (set back) Roof access (locked) on northern edge of building



Alexandra Road Park

Document 3 - Stage D Design Report

44

3.2 The Hive Options Appraisal - Summary of Outputs

1:200
01existing ground floor plan

Hall 97.2 sqm

Workshop 1 & 2 12.5 sqm

Office 1 & 2 35.4 sqm

Storage 11.3 sqm
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WC Male 3.7 sqm

Lobby 1 17 sqm
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3.2 The Hive Options Appraisal - Summary of Outputs

Condition survey

In early 2012, a condition survey was commissioned by LB Camden. 
The	recommendations	for	making	the	Hive	fit	for	purpose	are	
summarised below:

- Investigations to the ‘Brown Roof’ system and its drainage system
- Investigation and CCTV survey to the underground drainage system
- Repairs to the ‘Brown Roof’ system     
- New timber handrails and balustrades 
- Install root barrier and tanking/drainage system to retaining wall
- External concrete repairs 
- Redecoration to the external walls 
- Water proof ‘Sika’ rendering and internal plaster and concrete repairs
-	New	concrete	floor	to	the	kitchen	with	DPM	
- New kitchen 
-	New	Altro	vinyl	sheet	floor	covering		
- New double glazed external doors, windows and screens
- Full internal redecoration     
- Overhauling and service of hot water and heating system
- Renewal of the external macadam pathway 
- External grounds tidied up

Basic works to achieve DDA Compliance

In the addition to the baseline improvements described above the 
building is currently not fully DDA compliant. The minimum scope of 
works to achieve compliance would be:

WC remodelling
Whilst an accessible WC exists, its dimensions do not comply with 
Building Regulations Part M. For example it is not possible to park a 
wheelchair next to the WC to allow transfer between the two.

Levelling thresholds, particularly to outside areas
Currently all windows have considerable upstands at the base, which 
would need to be removed should a generous access to the external 
spaces be desired.

All doors to be DDA compliant

Areas of dropped counter for cafe and kitchen
If a cafe is instated on the premises an area of the service counter 
should be installed at lower level to enable wheelchair access.

Ramp access to external terrace if café use
If a cafe moved into the premises using the western external space as 
outdoor seating and access area, a compliant ramped access would 
have to be created to this terrace. 

Use of small ancillary rooms to be managed
Meeting rooms are proposed to be accommodated in the existing 
ancillary spaces of the hall. These rooms will be tight for wheelchair 
users once furnished. This is however and issue, which could be 
managed by the future operator.

Landscape Proposals

Although not part of the Heritage Lottery Parks for People Round 
2 application for Alexandra Road Park a number of landscape 
improvements immediately around the Hive were considered which 
could compliment each of the tenant requirements. Proposals that are 
included in the application adjacent to the Hive are described in section 
4.2.4.

Physical and visual accessibility

The proposals considered were:
 - Create a new access with handrails off Abbey Road
 - Manage planting above and below eye height to create selected 

views to the Hive
 - Plant a small garden for the Hive next to the terrace
 - Maintain and formalise food growing areas
 - Expand terrace to create more useable space (75sqm)

Specific Architectural proposals 
The	option	specific	Architectural	proposals	are	described	in	detail	in	
the Hive Options Appraisal Stage 1, October 2012 appended to this 
application.

Exis%ng	  condi%on	  

Self	  seeded	  tree	  removal	  

Manage	  visual	  corridor	  

The	  Hive	  hidden	  

Secondary	  access	  op%ons	  

Improved	  signage	  

Improved	  signage	  

View	  through	  to	  the	  Hive	  

New	  entrance	  

Analysis of Abbey Road view

Proposed improvements

Exis%ng	  view	  of	  terrace	  

Ramp	  and	  terrace	  sketch	  

Planted	  garden	  	  bank	  with	  food	  
growing	  opportuni%es	  

Accessible	  ramp	  from	  Abbey	  Road	  

Expanded	  level	  terrace	  

Existing view of Hive environs

Proposed improvements
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Next Steps

The next steps that the Council needs to take to progress the reuse of 
the Hive are as follows:

To agree to proceed with Stage 2 of the study to test the feasibility of the 
preferred proposal(s), in particular:

To select a preferred option or options and prepare a project brief for the 
parties involved including a design brief based on the drawings included 
in this report and landscaping designs for the area around the Hive from 
the HLF Stage 2 bid.

Invite them to submit heads of terms for the Hive supported by a 
business	plan	that	clearly	identifies	the	likely	usage	of	the	centre	and	
the income streams generated, the operating costs, periodic repair and 
maintenance costs, the sustainability of its activities and rental levels it 
can support.

To carry out additional assessment of need to establish the case for the 
non-core elements

Stress test and compare business plans
 -  Social outcomes
 -  Evidence of need
 -  Financial terms offered
 -  Funding strategy
 -  Project timetable

To evaluate the social outcomes of each project in terms of employment 
& training, enterprise development, youth work, health etc.

To further investigate and identify the most likely funding strategy for the 
project(s) both externally with HLF and others and within Camden such 
as s106 and community innovation funding.

 - To establish the terms of a lease with the preferred tenant(s) and the 
basis for a Heads of Terms.

 - To authorise essential repairs to the Hive to prevent any further 
ingress of water over the winter.

 - To decide on the preferred tenant following presentation of Stage 2
 - Select optimum project and draw up 1 year option agreement on the 

property (if required) to allow time for fund raising and mobilisation of 
contractors etc.

 - Draw up Lease agreement




