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Session 12 Opportunity Areas

No.5, City Fringe/Tech City

a. Is the type and level of development appropriate and can it be 

delivered? 

b. Have the impacts of the level of new development planned in the 

opportunity areas on surrounding areas, including implications on 

existing and planned infrastructure been taken into account?

There is a strong feeling that the doubling in size of this Opportunity Area is being imposed without consultation, the target numbers and the precise boundary lack evidence and this is unsound. 
Just Space opposes the expansion of this Opportunity Area unless stronger conditions are in place in Policy 2.13 (and these are not being brought forward) to ensure development is just and equitable and to prevent gentrification.  In particular, we oppose the expanded boundary including Dalston, Hackney Central and Whitechapel.  This is really 3 different Opportunity Areas, taking in large parts of East London. Opportunity Areas are supposed to be targeted and focused.  Tech City is not focused or concentrated.  In fact, Map 2.3 shows it covering St Katherine’s Dock, Tower Bridge.   The description of the existing area is also very poor and there should be proper mapping of what is already there.  

Dalston and Hackney Central have few, if any, empty brownfield sites, so any development will involve demolition of existing uses, and in Hackney Central we are concerned this can only mean social rented housing.  But is the whole of Hackney Central inside the Opportunity Area?  At the moment we just don’t know the precise size of the Opportunity Area and we need a site map showing the street boundaries.

There have to be lessons learnt from what has happened in the more advanced Opportunity Areas.  At Vauxhall, Battersea and Nine Elms, Opportunity Area status has meant a proliferation of tall buildings which have changed the character of the area.  For example, 81 Black Prince Road builds 101 units on 0.08 ha, a density of about 1260 per ha; and Vauxhall Sky Gardens puts 239 units on 0.155 ha, a density of no less than 1542 per hectare.  The alterations at paragraph 3.19 and 3.7 give us more reason to be concerned.
We are concerned that the Opportunity Area will set things in stone, developers will be emboldened to come back with higher densities and taller buildings and officers will say their hands are tied because this is a Opportunity Area, so this is of huge significance locally.  
Though it has doubled in size, the employment target stays the same and the housing target is similar, so this is half the density of the previous Opportunity Area.  The impression is that this is not thought through and the targets will change and the quantum of development will be crystallized as the OAPF is brought forward but without any public examination.  
At Old Street, small firms have been driven out by rising land values.  See Jeanette Arnold article in Hackney Gazette.  Artists have relocated in Dalston and now there is concern they will have to move again.  Creative industries are being more narrowly defined to exclude artists.  
The changes we seek are reference to securing affordable workspace as none is being provided at present and to family housing.  There should also be due regard to local amenities which are of value to local people. 
The following comments are made by the Organisation for Promotion of Environmental Needs Limited (OPEN) Dalston, who we hope will be using the Just Space seat at the examination hearing.  They respond to:-
1. The proposed further expansion of City Fringe/Tech City (digital-creative sector) to Dalston and the need to “ensure that suitable commercial floor space, supporting uses and related infrastructure is available to meet the needs of this growing cluster”.

2. The reference to the potential to “redevelop Kingsland Shopping Centre and secure better integration with its surroundings” 
3. The reference to the potential to “improve the overall environment and operation of the (Ridley Road Market)” 

1 “ensure that suitable commercial floorspace, supporting uses and related infrastructure is available to meet the needs of this (Tech City) growing cluster”

a) Is the type and level of development appropriate and can it be delivered?

We believe that there are limited opportunities for developing significant affordable digital-creative workspace in Dalston of the type envisaged.  The Dalston Area Action Plan was formally adopted in January 2013 and would require amendment to accommodate any significant increase in workspace in Dalston.
Only two substantial opportunity sites remain available for redevelopment in Dalston, namely the Kingsland Shopping Centre and Thames House sites. Pre-application consultation for their development has so far been confined to proposed residential-led development, with some retail, but no significant quantum of workspace. 

Although part of Dalston is identified in the Area Action Plan as a Priority Employment Area there has in fact been a net reduction in existing commercial space in the recently consented scheme at 67a-71 Dalston Lane.
The escalation in value of development land and residential property in Dalston in recent years has resulted in numerous small businesses leaving the area on account of increased rents and redevelopment pressure. Even if appropriate sites were available, it is difficult to envisage how development of affordable workspace to meet Tech City requirements could presently compete with the demand for residential development.

b) Have the impacts of the level of new development planned in the opportunity areas on surrounding areas, including implications on existing and planned infrastructure, been taken into account?

Any development of new workspace in Dalston needs to take greater account of its impact on the historic environment  than previous development has done.
A recent heritage report commissioned by Design for London has found that the "intrinsic character, local distinctiveness and unique identity of Dalston " is at risk of being “damaged or lost”. 
The historic character and identity of Dalston has already been irretrievably damaged by recent developments and this will continue when already consented schemes are built out. 
Dalston Square resulted in the loss of two locally listed Georgian houses and the oldest circus entrance in the UK. 

TfL/Taylor Wimpey’s 6 & 7 storey “Western Curve” scheme will dominate the 3 & 4 storey historic buildings of Kingsland High Street and will reduce sunlighting to some existing listed buildings to below BRE standards for natural light, and many of the new flats will also fail BRE sunlighting tests. 

The nineteen storey consented tower at 51-57 Kingsland High Street will similarly dominate the historic high street and overshadow local businesses, homes and the public realm.

The consented redevelopment of 48-76 Dalston Lane will result in the loss of the 17 Georgian houses at the heart of the Dalston Lane (West) Conservation Area.

2  “redevelop Kingsland Shopping Centre and secure better integration with its surroundings”

a) Is the type and level of development appropriate and can it be delivered?

The plans to redevelop Kingsland Shopping Centre, which have so far been the subject of pre-application public consultation, envisage providing some 500 flats with no substantial increase in existing retail floor space, and no significant office space.
The shopping centre is presently an enclosed ‘shopping mall’ with only three entrances whereas the redevelopment plans envisage a number of separate buildings with greater permeability through the site and from adjoining sites.

There are presently a variety of existing and potential routes available between the shopping centre and the Dalston Kingsland station at Dalston Square to the south. The LPA presently proposes to utilise the former railway land, the “Eastern Curve”, to create a pedestrianised “shopping circuit” linking the two sites. The site is presently occupied by the Eastern Curve Garden, a community managed publicly accessible green space 

b) Have the impacts of the level of new development planned in the opportunity areas on surrounding areas, including implications on existing and planned infrastructure, been taken into account?

Dalston is severely deficient in publicly accessible green space, the much-loved Eastern Curve Garden being the exception. The Garden attracts some 100,000 visitors a year which benefits the local economy and in addition it provides a multi-functional recreational and amenity space for the local community, food-growing areas, a safe play area for children as well as providing employment opportunities and a wild-life corridor.

We consider that it is unnecessary to redevelop the Eastern Curve Garden to provide greater integration of the shopping centre with the surrounding area. The detriments of such a scheme far outweigh the benefits, particularly bearing in mind the existing, and alternative potential routes, available to integrate the shopping centre with Dalston Square and the Dalston Junction station.

We consider that the re-development envisaged for the Eastern Curve Garden, to provide “better integration” of the shopping centre, would be incompatible with London Plan policies:

·  2.18 to “protect, promote, expand and manage the extent and quality of, and access to, London’s network of green infrastructure”  and the need for new development to “enhance green infrastructure”   
· 7.19 C “development proposals should, wherever possible, make a positive contribution to the protection, enhancement, creation and management of biodiversity”
3  “improve the overall environment and operation of the (Ridley Road Market)”

a) Is the type and level of development appropriate and can it be delivered?

There is no indication of the improvements which are being envisaged by the amendments to the London Plan however there have been some recent welcome improvements to the road surfacing, layout and frontages 
of the market and the Dalston Area Action Plan proposes a pedestrian bridge over the railway line from the shopping centre which will enliven the east end of the market.

It is essential that any further development is carried out in close consultation and with the support of the Ridley Road Market Traders Association

b) Have the impacts of the level of new development planned in the opportunity areas on surrounding areas, including implications on existing and planned infrastructure, been taken into account?

Ridley Road is an open-air market which provides a vital source of affordable fresh food and goods for the local community and is regarded locally as the “heart” of Dalston and its core identity. Any development of the market, for example its enclosure as a covered market, or schemes which would require higher market stall fees to pay for them, would damage the market’s character and its value as a community resource.

4 Sunlighting 

An independent study by MATRIX has shown that the proposed redevelopment of Kingsland Shopping Centre will have a severe overshadowing effect on the Ridley Road Market and, when combined with development of the Thames House site, the Eastern Curve Garden will exist as shadow land. We refer in particular to paragraphs 8.3 - 8.5 of Appendix 2 attached. Any increase in the existing quantum of development already proposed can only exacerbate such detrimental effect.

We consider that the draft alterations to Policy 2.13 Opportunity Areas and Annex 1 of the London Plan, Section 5. City Fringe/Tech City should include the words:
“Any such development shall protect and enhance the existing historic environment, green space and bio-diversity in Dalston and the sustainability of Ridley Road as an open air street market”

The OPEN Dalston Evidence Base and Sunlighting Analysis are attached in a separate document.
No.24, Old Kent Road

a. Is the type and level of development appropriate and can it be 

delivered? 

b. Have the impacts of the level of new development planned in the 

opportunity areas on surrounding areas, including implications on 

existing and planned infrastructure been taken into account?

There has been no public discussion in Southwark about Old Kent Road being an Opportunity Area.  There is already a vision in the Borough Core Strategy and we do not understand why this needs to be an Opportunity Area, especially given the low targets being presented.  
The aim seems to be a finishing operation for the Aylesbury development (an Area Action Plan), with the desire to extend the Aylesbury tall buildings and have landmark buildings on the Old Kent Road approach to the Aylesbury estate, and a justification for residential development on the Strategic Industrial Land.
Opportunity Area status makes Old Kent Road an area of strategic importance for London as a world city, but where does this leave local people and traders?  

Surrounding sites are sucked in, which aren’t intended to be sites and were perfectly functioning, but developers see the opportunity presented by the Opportunity Area and so the free for all spills over the boundary too.  
It is a requirement of the National Planning Policy Framework that local plans shall:

- reflect the vision and aspiration of local communities, with whom there should be early and meaningful engagement (150 and 155)

    
  - contain a clear strategy for enhancing the natural, built and historic environment (157)

  - be based on adequate, up-to-date and relevant evidence (158)

  - minimise impacts on biodiversity and providing net gains in biodiversity (109)

We do not see these principles reflected in the description for Opportunity Area no.24 Old Kent Road.
If the Opportunity Area is to proceed, then the description should include the headline issues arising from the Old Kent Road walkabouts and workshop held in 2013.  These are detailed in the original representation.
No.27, Old Oak Common

a. Is the type and level of development appropriate and can it be 

delivered? 

b. Have the impacts of the level of new development planned in the 

opportunity areas on surrounding areas, including implications on 

existing and planned infrastructure been taken into account?

We provided detail in our original representation about what we regard as the poverty of community engagement by the Mayor’s Office.  The description in Opportunity Area no.27 does not reflect issues raised at the public consultation on the Vision document.  Since then Just Space and London Tenants Federation have been supporting the emergence of a community network, Grand Union Alliance, which has produced a Community Engagement Charter and given evidence to the London Assembly Planning Committee.  
By indicating it is an area for high density development with a cluster of tall buildings, makes it likely there will be more and more tall buildings as people overpay for land knowing they can argue for 45 -50 storeys.  The vision gives an indication now, but the lesson from Nine Elms is that the clusters of tall buildings 
end up being higher and greater in number.  We seek deletion of the reference to a cluster of tall buildings.
100 hectares of industrial land will be lost (London Assembly Planning Committee 1 July 2014, transcript).  Car Giant, a very successful business and a major employer in Brent and Hammersmith and Fulham is being asked to move.  Powerday will need to be relocated.  The Victorian wharehouses and the older buildings around Kensal Green cemetery and the old Rolls Royce HQ  need protection or it will feel as though the area is being flattened.  It should be made clear that the huge employment capacity will see a net increase in industrial employment.  There also need to be a clear reference to the integration of existing industrial uses and how you integrate the old and the new.
The targets are over ambitious given the size of the area which is only 155 ha.  We would like something which had more community cohesion, which fits with the existing character of this part of West London.  Walk down the canal from Portobello Road, down towards Park Royal and it is like being in a country area.  The canal is a very important issue, at the centre of everything and yet is reduced in the FALP to “a potential network of open space …..connecting to the Grand Union Canal should be investigated”.  We consider that the canal is the soul of the place and the solution for a lot of the lorry movements, if water freight is used.  We seek recognition for this in the FALP.
Regents Network (who will be using the Just Space seat) has responded to the opportunity for the Grand Union Canal by pointing out that there are lessons to be learned from the current Opportunity Areas.  A review of the Kings Cross development will show that the value and importance of the canal running through the area has been sidelined to the serious detriment of the waterway which is merely a pleasant bit of scenery used to enhance the otherwise unsuitable waterside buildings.  The same fate seems to be likely for the canal at Old Oak, and there is a concern it will be relegated to a backdrop for the longitudinal over-development concentrated along its banks (contrary to Blue Ribbon Network Policies).  This is underlined by the London Waterways Commission submission to the EiP.

 

The Grand Union Canal at Old Oak should be a benefit and pleasure to everyone, rather than for a limited number of high rise residents.  The canal is designated as ‘open space’ (LP Table 7.2).  High-rise development dominating a park is not acceptable, so why is the canal treated as an exception so that it can be exploited?  The canals are of ‘strategic’ importance (The Mayor, LP Para 7.70 and BRN Policy 7.24) and are coming back to life and actively used for navigation, in its many forms.  The canal should also play its part in London’s future water freight requirements as identified in the Park Royal OA (No 26).

 
The following comments are made by members of The Island Triangle Residents’ Association (TITRA) who we hope will be using the Just Space seat.
The Opportunity Area retains the Old Oak Vision of 24,000 new homes to be delivered by zoned high density developments which will be progressed without adequate concern for their impact on local communities, green spaces and the local transport infrastructure.

There are a number of serious weaknesses when considering appropriateness and delivery, namely:

1) The Old Oak Vision’s development of 24,000 homes will effectively add the population of a small town on the existing road transport infrastructure particularly the A400 serving the Old Oak area and Harlesden/Wembley and into Western Avenue/South Acton and Ealing.  There is already serious traffic congestion and the selected ‘gateways’ into Park Royal and Old Oak will not provide effective access to the area - unless further road infrastructure and better access is added. 

2) Such a level of new housing development will place great stress on Old Oak’s existing green areas, particularly the Wormwood Scrubs.

3) The FALP Opportunity Area does not appear to make any strategic or considered use of the Grand Union Canal waterside as an enhanced asset with improved facilities for the local community to enjoy, the Old Oak vision stating only:  “By improving access and encouraging people to make better use of it, the canal could become a more vibrant and safer place for everyone to enjoy.”  Adding 24,000 homes in such close proximity to a major part of London’s Blue Ribbon Network (which is already well-used leisure resource for local people and a popular cycle route in/out of London) at the least requires a strategy for development of new facilities and impacts on wildlife and ecology.
4) It does not provide a strategy for pedestrian / cycling / green links around this community: Old Oak/North Acton remains singularly dominated yet divided by the rail and to a lesser extent the road network that runs through it.

5) None of the FALP/Old Oak Vision/Old Oak Opportunity Area takes adequate account of the Island triangle of Victorian railway cottages in North Acton which is one of only five conservation areas in Acton. It is essential that plans recognise and make specific provision for safeguarding this conservation area.
Looking at the impacts, there are again significant adverse impacts on local communities

1) The addition of 24,000 homes will place great strain on the existing road transport infrastructure for the Old Oak area and Harlesden/Wembley and into Western Avenue/South Acton and Ealing. 

The A4000 through North Acton already suffers daily traffic jams and high pollution levels; the proposed development allied to the HS2 project tunnelling / spoil movement will greatly worsen traffic conditions and undermine ease of access for local businesses and local quality of life of local residents for decades; 

the HS2 Old Oak Common station (with an estimated 250,000 users if constructed as an interchange station) with planned access via Old Oak Common Lane will place further and excessive strain on the area’s road traffic infrastructure.

The island triangle of Victorian cottages suffers from noise / dust / dirt problems from the road removal of Crossrail tunnel spoil at the Euroterminal site near Willesden Junction; such issues will be exacerbated by the development of HS2 and Old Oak housing 

2) The FALP’s planned addition of 24,000 homes will place great stress on Old Oak’s existing green areas, particularly the Wormwood Scrubs and its integral nature reserve; for example, it is hard to see how rare bird species at the nature reserve can survive such a large development nearby.

Such a transformation of population would also place strain on the Grand Union canal’s ecology and wildlife – without a clear strategy to mitigate its impacts and provide wider facilities for new and existing residents.
3) The FALP still does not (and cannot) explain how the development of 24,000 homes and its infrastructure will be phased and managed in conjunction with the overlapping construction work for the High Speed 2 railway, particularly while there is uncertainty as to whether High Speed 2’s Old Oak Common station will be an interchange on the route - or the London terminus for the entire HS2 project.  

Should Old Oak become a terminus, this would most likely create demand for development that would challenge the basic assumptions on which the FALP/Old Oak Opportunity Area are made.

PAGE  
9

