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10" December 2009

The Executive Director of Planning and Borough Development
f.a.0.The Policy Team

The Royal Borough of Kensington and Chelsea
19 Maltings Place

Room 331 169 Tower Bridge Road

The Town Hall London SE13JB
Telephone

Horton Street 020 7089 2121

London W8 7NX Facsimile

0207089 2120

info@tibbalds.co.uk
Dear Penelope www.tibbalds.co.uk

Proposed submission Core Strategy the Royal Borough Of Kensington &
— Chelsea with a focus on North Kensington

Submission of representations on behalf of the Westway Development
Trust

Further to our meeting of 30" December 2010 we submit on behalf of our client,
the Westway Development Trust:

* The completed Representation Form
e Atable containing our representation in relation to each para./ plan notation.

* Acopy of amore up to date version of the presentation we gave you on the
emerging spatial strategy.

We look forward to discussing the development of this strategy early in the new
year. If in the meantime you require any further information please do not hesitate
to contact us.

Yours sincerely
For Tibbalds Planning and Urban Design

Principal

Andy Karski
BA(Hons) MSc(Econ) FRTPI

Directors

Jane Dann
BA MA(UD) DipArch MRTPI

Jennifer Ross
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Proposed Submission Core Strateqy for the Royal Borough of Kensington and Chelsea with a
focus on North Kensington

Development Plan Document

Local Development Framework

Publication Stage Representation Form

Please e-mail this form to: planningpolicy@rbkc.gov.uk
Alternatively send this form to:

Planning Services

Policy Team

Room 328

The Town Hall

Hornton Street

London

W8 7NX

For further information:

Visit our website at: http://Idf-consult.rbkc.gov.uk

Phone the LDF hotline on: 020 7361 3879

Responses must be received no later than midday Thursday 10 December 2009
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To be “sound” a core strategy should be JUSTIFIED, EFFECTIVE and consistent with NATIONAL POLICY.

“Justified” means that the document must be:
« founded on a robust and credible evidence base
« the most appropriate strategy when considered against the reasonable alternatives

“Effective” means that the document must be:
« deliverable

« flexible

« able to be monitored

“Consistent with National Policy” means that it is consistent with government guidance contained within Planning Policy
Guidance and Planning Policy Statements



Yes No
Do you consider the core strategy to be legally compliant? |Z D

Do you consider the core strategy to be Sound? D m

Please tick the appropriate box

If you have selected YES and you wish to support the legal compliance or soundness of the core strategy, please
be as precise as possible when setting out your comments below

Please make it clear which Paragraph number, Vision box number, Policy box number or Objective box number you are
commenting on.

SEE ATTACHED

Please attach additional pages as required

If you have selected NO do you consider the core strategy to be unsound because it is not.

Justified Effective Consistent with national policy

O O

Please tick the appropriate box

Please give details of why you consider the core strategy to be unsound or not legally compliant. Please be as precise
as possible when setting out your comments below.

Please make it clear which Paragraph number, Vision box number, Policy box number or Objective box number you are
commenting on.

SEE ATTACHED

Please attach additional pages as required




Emerging Westway Spatial
Strategy
Presentation to Trustees
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I Position of the Trust

m Public funding will become more constrained in the
future

m Trust will need to increasingly depend on its own
resources

Two future scenarios:

m Slow decline in existing services / facilities as costs rise
faster than the existing income

m Taking a more proactive growth perspective and
optimise the private sector development potential in
order to fund community based facilities



Tibbalds

IWork to date

m Representations to:
‘Places, Part of the Core Strategy with focus on North Kensington’
‘Draft Core Strategy with focus on North Kensington’

m Letter to RBKC (21 September 2009)

m Assessment of future potential for retail and employment uses under the
Westway

m Preparation of draft spatial strategy

u Meeting with RBKC officers
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I Places

@ Portobello /
Notting Hill

@ Goldborne
/ Trellick

Hill Gate

Opportunity Areas as
identified in the RBKC
Draft Core Strategy




I RBKC Draft Core Strategy

m  Regeneration of North Kensington

m Improve connection between Golborne Market and Portobello Market
m Draw visitors north up Portobello Road

m Improve pedestrian access to to Westbourne Park underground station

m Enhance public realm underneath the Westway (including public art,
lighting and hanging gardens)

m Improve access to Traveller's Site

m Further youth facilities, Primary Care facilities and supermarket on Bramley
Road

m Possible relocation of North Kensington Sports Centre

m Retention of employment land on Latimer Road / Stable Way
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Retail study

The Retail Group

1. Primary retail opportunity are at the junctions with established
flow/access routes - focused around Portobello Road and
additional ‘hot spot’ at Ladbroke Grove

2. Retail offer away from the primary retail zone needs to be a
clear ‘destination’
- - 4.
3. Unsuccessful retail location on Bramley Road due to
limited footfall and poor visibility, planned extensive shopping Lo
around Latimer Road station will cater for local needs '
4. Malton Road has opportunity to sustain additional retail, but no

physical space

5. Established convenience goods need in north of Borough
(2,882 sgm by 2015) and significant opportunity for smaller
supporting food store, e.g Sainsbury Local, Waitrose, Tesco
Metro or M&S simply Food in convenient location - Ladbroke
Grove Station

6. Primary retail zone around Portobello - non-traditional, non-
mainstream retail with leisure appeal supported by good
quality catering and further convenience goods offer for local
residents and visitors
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Development Potential study

GVA Grimley

m Demand is from local businesses and community users for
medium / low specification accommodation at affordable rents

m Demand for office in the vicinity of the Trust’s land is focused
along prominent roads such as Portobello Road and Kensal Road

m Particular concern of potential occupiers are perceived / actual
safety, availability of car parking spaces

m Most viable development on each site is for Blc / B2 / B8
1. Acklam Road: B1c industrial units (approx. 2,000 sqm)

2. Maxilla Site: Bla (approx. 1,500 sgqm) or B1c/B2/B8 uses

(approx. 840 sgm) (note: in terms of viability the
development needs to achieve a yield of at least 8.25% in
order t break even)

3. Latimer Road: Bla (approx. 670 sqm) or Blc/ B2/ B8
(approx. 500 sgm) (note: in terms of viability a yield of 10% would

lead to a loss)
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IWestway Character areas

Westway Sports Cenfre Maxilla Walk Malton Road Thorpe Closeand Acklam Road
and Stable Way Portobello Road Area

link to Golbourne
Road ?

Westway Character Areas



IWestway Spatial Strategy

Maxilla Walk

Westway Sports Centre and Stable Way Malton Road

Thorpe Close and
Portobello Road

Acklam Road

Alternative locations for

community uses

Employment as
existing
Improve Maxilla
Expansion of sport Gardens to create
uses safe and high quality
space
Improve
pedestrian
environment
Opportunity to
provide frontage
onto Bramley
To North Road
Kensington

Relocate -
employment to
appropriate

Existing employment
uses south of the
Westway

e (32 m

location

Traveller's
site

Improvement of
pedestrian linkages from
. the Sports Centre
- i through adjacent housing
\ i siteswill allow people to

i walk to Larimer Road
station within 5 minutes

3w W e

-
‘ \
|

Latimer Road
station | |

~ ]

To Shepherd’s. :
Bush

Improved gateway f o
to market (

Retail and leisure uses enhancing
the existing character of small
shops, cafes and restaurants

Strategic
pedestrian and
cycle link
Improve north
south linkages

Improve environment
underneath Westway

Public realm
improvement and
landscape links

Station

BNCYE

Westbourne Park
station

New employment
zone

Enhance pedestrian
link and create an
active and interesting
edge to it

Portobello market
Sport focus
Retail and leisure

focus

Employment and
commercial uses

Possible area for
community use

Tibbalds
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I Westway Sports Centre and Stable Way

> Routes are
% severed and
__indirect

Issues N . P =3
m Existing employment area is isolated and suffers from problems of > o>
security, safety and vandalism ol ]
Missing ‘-\v/ PCTLLLLLLLONS ’.’
m Poor accessibility, due to severance of road system e i s H LT
" Routes are

severed and

indirect

m Visual barriers and lack of views along desire lines makes the area
difficult to move through and enhances the feeling of being unsafe

o
-
| The area is not
& legible and although
- . short distances
destinations like
stations are difficult to

find

Latimer Road
~ station

Visual barriers
isolate
employment

m Poor access to traveller's site andravellers

site

environment

Environment under the Westway




I Westway Sports Centre and Stable Way

Opportunities

m Relocate North Kensington Leisure
Centre

m Relocate employment uses to more
appropriate location

m Improve access and expansion of
traveller's site

m Improve linkages into and through the
area

m Establish pedestrian link to west
underneath rail tracks

Moving forward:
m Brief for relocated leisure centre

m Develop strategy for relocating
employment uses

m Discussions with LBH&F
regarding:securing subway link

Opportunity New cammercial Joportunity 1o open the
for new . L dng o creats sports centre rontage
subway link '—.__ a local point at the 0 greata interast and
undemeatn ' ; sUbwa Bovariocking

rail s

S |
_1\\

are P ‘
\D\.\GG m

L~~~ ..

naustrial use =<
o remain

Walls o be

n
- . [ :"‘x"l \‘lr '”1\1
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10a0 '\ noa

removed o ensure

visual conneciic
BN acce
spart faclihe

Majority of existing

|
amployment usas ey
reprovided in amore

aocssabils location and

of higher quality

Jppor tunity to extend

the traveller's sits

trign ink §

atimer Road Station

Tibbalds

Opportunity for new

pace used temporary
1or avanits and sctivity

such as wrban sports,

uch a3 skateboarding

JEportunity 1o
pavillon related to

rta facilities and
squars with pubiic

usessuchas acale
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I Maxilla Walk and Malton Road

Issues
Existing Clib in The envircoment of Maxdia Gardens are
_ _ EXSINGCUDE thaMaxilanurseryls  animportantopen L
m Poor environment for Maxilla Nursery MEOEONRE pooresltislocstedin  5pace butitizof poor
Jooeson T\ thedarkundernesth  qualityandpotantialy &
. L. . .. \ . the Wastwa
m Existing pedestrian route is indirect and enclosed by Eisaafion™\ =
blank walls and high fences creating safety and security are undorused N
issues e
| o,
. . . . ] ondenstea),
m Maxilla Gardens are poorly integrated into surroundings | ' | e sl 44 s ’
. L. {aing B4\ 4 The existing youth
and do not contribute as positively as they could : _‘ St e
. i -‘_’3’ % T'r.u p;.-dﬂ:i!n;irmyulw : Dl_ar‘_.': :IF'nf?l::,gnlj
m Kingsdown Close is poorly connected " i 2L indvectand not g';';j':';;‘j;';':'”: ::n
; } " overlooked Rt Aol ol
" ' o,

m Retail on Bramley Road is failing

m Certain uses and siting of such uses do not optimise the
potential of the area

m Existing uses / buildings do not integrate well with their
surroundings

m Pedestrian / vehicle conflict on Malton Road

13
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I Maxilla Walk and Malton Road

Opportunities
Comprehensive re-planning involving:
m Relocation of the Maxilla Nursery

m Removal of inappropriate use and creation of more viable
development sites

m Realignment of the pedestrian route to improve safety and security

m Reorganisation of and better integration of Maxilla Gardens

Sketch illustrating a clear and direct
route, long views and animated edges

m Connection of Kingsdown Close to Bramley Road
m Improvement of vehicular access

m Improvement of pedestrian environment on Malton Road and
reduce conflict

m Improve relationship of uses underneath Westway and
surrounding uses
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I Maxilla Walk and Malton Road » 495

Relocated

Integration of
nursery

. ) office building
Emerging Strategy Option 1
(as planning approval)
m Relocation of Nursery ffimary

Care
m Introduce employment uses

= Realign pedestrian route Zrpent
Emerging Strategy Option 2
m Reorganise Maxilla Gardens to create vl Option 1

larger space of better quality

m Creating more viable sites

Integration of
- office building

Moving forward

m Discussion with RBK&C to develop brief
for the area

m Representations to LDF

" £
) I\t .
i Flexibl
m Develop public realm strategy \BE0 aue i‘g ' ¢ 2 -e'ri;:o;mem
) / . g

= Maxilla Walk represents the most likely AR
area for location of new public funded

projects and flexibility will be key to this btk
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I Thorpe Close

Developrment on
Thorpe Close has the

Issues potential to sontribute
o _ o more positively 5

= Lack of legibility - the market is not visible from Ladbroke o thepedeetrian

Grove station environment

m Outside market days Thorpe Close attracts little activity
m Underused space and lost opportunities along Thorpe Close
m Tired looking public realm and buildings

m Poor integration of open space The a2 hatisbie

from Ladbroke Grove
Station

Statcn

16
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I Thorpe Close

Opportunity fornew  Oppartunity for focal
gateway O mearket grea and iImproved
sothatits entrancets public square at
recognised From the he northarm end of

station Portobelio Markst

Opportunities

m Create distinct gateway at junction Thorpe Close / Ladbroke <
Grove (canopy to add memorable feature and relate to other end of %
Thorpe Close) %

m Improve animation on Thorpe Close with retail / leisure /
employment use - flexible spaces

m Improve public realm quality of existing spaces and integration c.
with the existing open space

Opportunity to improve

physical relationship
Ladbroks Detwesn space and

Sp

Grove Station padestrian route

17
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I Thorpe Close | ’ .

HE A
Emerging Strategy a 'BA- :

FErT
m Possible supermarket or new market hall
on Ladbroke Road

= Flexible use allocation on Thorpe Close .j/
with stronger retail frontage ‘
m Improved pedestrian environment and

better integration with the existing open
space

Improve accessibility’

Supermarket or Flexible units suitable for retail, and zresence of
market hall leisure and art exhibitions arcade

m Reorganise existing retail and improve

nd integration with lic realm
access and tegratio t pUb crea Sketch of market

» Improve presence and access into existing dateway / canopy and
. supermarket
retail arcade

m Integrate retail and pedestrian areas with

. «
a more planned market area
ot §=

Moving forward —
m Discussions with RBK&C
m Develop brief for supermarket and mixed
use units .

. Flexible space can be inhabited by a changing and varied mix of Sections of existing
m Develop strategy for public realm uses (l.e Truman Brewery) arcade replaced by

glazing

18
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I Portobello Road

Market is not connected to
Golbourne

Issues

m Extend market activity to Golborne

" Existing space is underused
and does not contribute as
much as it could

m Improve retail offer and strengthen emphasis on cultural
attractions, music and artists studios

= Improve public realm quality of existing spaces and relationship
to open space

19
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I Portobello Road prssrog i [/&Ld;

TNe Imptoved public ) \ %
o\

Small workshop /
studio spaces

Emerging Strategy

m Create high quality space at junction Thorpe Close / Portobello
Road creating as focal point and encourage people to move
northwards

m Improve retail and employment offer and strengthen emphasis on
cultural attractions, music and artists studios

= Improve public realm quality of existing spaces and relationship
to open space, better integrated weekend market

= Improve existing retail

m Better provision for market infrastructure

Moving forward
m Discussion with RBK&C in relation to retail and employment brief

m Consider possible integration of Youth Facility (black box and
multipurpose outdoor space)

Visualisation of development east
of Portobello
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I Acklam Road

stdos™

Issues

i y Westhoumne
| § :

m Uses along Acklam Road provide little animation or
overlooking

T KKey pedestrian
% route to Westooume
2 Park Station

m Walkway across rail and under Westway provides
important link

~== The existing uses
contribute nothing to
creating a positive street

m Links to north are indirect and not clearly legible

m Skateboard Park contributes little to public realm and
doesn’t benefit local youth
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I Acklam Road

New destination urban Westbourne
garden centre creates

focus point @

Park station

Emerging Strategy

Improved
pedestrian
link

m Create new destination (for example garden centre) at the
eastern end, adjacent to footbridge)

Larger flexible
/ employment
& units

v

m Expand existing workshop and employment offer with larger
units (B1c)

Retain existing
workshops

m Replace skate park with a black box Youth Facility targeted at
local youth (alternative location)

22
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I Next steps

m Establishing a working partnership
m Developing the spatial strategy

m Putting in place appropriate planning framework:

LDF Core Strategy / SPD / LDO

23



