CONSULTATION ON THE DRAFT LONDON PLAN
RESPONSE FROM THE ST QUINTIN AND WODLANDS NEIGHBOURHOOD FORUM


1. We are a designated neighbourhood forum in North Kensington, with a membership of 420 local residents and businesses.

2. The St Quintin and Woodlands Neighbourhood Plan was successful at referendum in February 2016 and its policies and site allocations now form part of the RB Kensington and Chelsea Local Plan and are used in determining planning applications in the neighbourhood area.

Relationship of London Plan to neighbourhood plans
3. We are a member of the London Neighbourhood Planners Network and fully support the response to the London Plan made by that body.  In very largely ignoring the existence of neighbourhood planning across London, the London Plan misses a major opportunity to demonstrate how land use planning, initiated by local communities in individual neighbourhoods across London, could contribute to the London Plan’s policy aims and objectives.

4. This is especially true in relation to the following London Plan policies for which public support will be essential.  We see these policies as likely to run into major public resistance unless Londoners are able to have some ownership of the development planning process in their own immediate area.
· GG2 on Making the Best Use of Land.   
· D2 on Delivering Good Design
· H2 Small sites for Housing use
Old Oak and Park Royal Development area

5. We consider the Draft Local Plan for the OPDC area, as summarised in paragraphs 2.1.57 to 2.1.59 of the Draft London Plan, to be over ambitious in setting a target of 25,500 new homes at Old Oak.   As this Local Plan has proceeded through its Regulation 18 and 19 consultation stages it has become increasingly clear that this target is neither justified nor adequately evidenced.  Development capacity studies have made assumptions on the feasibility and viability of infrastructure proposals for the Old Oak area, especially in the area around the planned HS2/Crossrail station, which are now having to revisited.
6. As a result draft London Plan Policy SD1(6) on Opportunity Areas is unrealistic in the case of the OPDC area, if linked to the housing target figure in the supporting text at Figure 2.8 of the Draft London Plan. 

7. Neither the OPDC Draft Local Plan nor the Draft London Plan includes proposals for radical improvement to the north south road network in North Kensington and North Hammersmith.  This is already highly congested.  We repeat the case for an additional Overground station at ‘Westway Circus’, as made in the StQW Neighbourhood Plan and the RBKC Local Plan Partial Review.   This would be a much cheaper option than the ‘potential’ new station (at an estimated cost of £198m) that has been proposed by OPDC at Hythe Road.   Until and unless major new development is committed in ‘Old Oak North’ a Westway Circus station should be a priority for raising low PTAL levels in North Kensington and relieving present and future traffic congestion in the area.
Design, Optimising Density, and Building Height

8. We share the view of many other residents associations and amenity bodies across London that these parts of the Draft London Plan need further work, if their justification is to stand up to a likely large number of objections followed by scrutiny at an Examination in Public.

9. Draft policies D2 Delivering Good Design and D6 Housing Density create a new approach to ‘optimising’ density and ‘intensifying’ development.  Londoners have yet to be persuaded that very high densities are in any way an ‘optimal’ solution to London’s housing needs. Alternatives such as de-designating poor quality areas on Green Belt land have not been put before the public.  This is likely to lead to challenge at an EIP as to whether EU requirements have been met, on consideration of options in the preparation of major strategic plans. 

10. London deserves a fuller debate on ‘intensification’ and fuller analysis of the demographic forecasts on which London Plan policies are based.   Many Londoners forget the steady decline in London’s population from 1941 to 1991.  New London Plan policies on density and intensification should be designed to allow for a range of population trends, especially in relation to plans for major opportunity areas.

11. Draft policy D6A requires that Development proposals must make the most efficient use of land and be developed at optimum density. The optimum density of a development should result from a design-led approach to determine the capacity of the site.  We have little confidence in the capacity and ability of Borough planning departments to resist the commercial ambitions of developers, if required to operate under such a loose policy.

12. Our own experience has been that the current London Plan Density Matrix has been of no value in terms of local efforts to resist ‘super-densities’ and ‘hyper-densities’ being approved as part of planning permissions granted by the OPDC for a series of residential towers along Scrubs Lane W10.  High densities, well above London Plan Density Matrix maxima, were accepted at this locationon the basis that increased PTAL levels might be forthcoming --were a new Overground station at Hythe Road to be built.  We are glad to note that the London Plan (unlike the OPD Draft Plan) refers to this as a ‘potential’ station.  No funding is yet identified, and optimistic future PTAL improvements should not have been used as a basis for granting planning permissions.   We are concerned that London Plan Policy 6a, as drafted, will be ruthlessly exploited by developers.  

13.  The assessments of these sites by the OPDC Place Review Panel (administered by CABE) similarly gives no confidence that a ‘design-led’ policy for determining housing densities and building heights will lead to ‘Good Growth’.   The built forms  and designs that have been granted permission on the basis of positive assessments from this Place Review Group are seen by local people as further examples of London’s current failure to operate a planning system that can deliver on the aspirations for good design set out in Draft London Plan policies D1A and D1B.

14. The StQW Forum supports the principles of good design, of increased design review, and of design codes.  But for these tools to be effective and to command public support, such processes need to involve a wider range of people than architects, planners and CABE’s Building Environment Experts.  This is where neighbourhood forums and amenity groups could make a significant contribution to achieving the aims of a new London Plan.  There is no recognition of this is the current document.  Borough planning departments do not have the capacity or resources to take on the additional workloads on these areas of activity that draft London Plan policies require.

15. Policy D8 on Tall Buildings asserts that Tall buildings have a role to play in helping London accommodate its expected growth as well as supporting legibility across the city to enable people to navigate to key destinations.  This second supposed benefit of tall buildings is used by developers every time they argue for a ‘landmark’ or ‘gateway’ building.  It has become largely meaningless in an era when most Londoners (and visitors) consult the GPS maps on their phone before raising their heads to view their surroundings.

16. The first justification for Policy D8 remains contested, and many studies from the late 1960s onwards have demonstrated that high densities do not require tall buildings.   Our own Borough (Kensington and Chelsea) has historically had some of the highest housing densities in Europe while applying policies which resist buildings significantly higher than their neighbours, other than in exceptional circumstances.  The same cannot be said of LB Hammersmith & Fulham, nor of the OPDC (the boundaries of both of which planning authorities the StQW neighbourhood area adjoins).

17. We welcome the level of detail in those parts of Policy D8 which deal with the functionality and environmental impacts of tall buildings.  But the proposed requirement on Boroughs to identify locations suitable for tall buildings implies that building height is a good thing per se, which is not a justifiable premise for London-wide strategic policy. 

18. Requirements in Development Plans for architecture and building materials of exemplary quality (Draft London Plan Policy D1Ciii c)) have done little in practice to halt the spread across London of tall buildings which many of the public feel have destroyed much of the city’s character in recent decades. 

Small sites and Housing delivery Policy H2 and increased mixed use
19.  The StQW Neighbourhood Forum supports the new emphasis placed on small housing sites in Policy H2.   Our neighbourhood plan identified and allocated sites for housing use which had previously been resisted by RB Kensington and Chelsea as result of borough-wide planning policies which were found, at independent examination of the Draft Neighbourhood Plan, to lack sound justification.  Hence new housing sites have been released via the neighbourhood plan.

20.  The Forum supports the London Plan’s draft policy E13G0 on Offices, allowing for change of use to residential of surplus offices.  We also support the direction of travel towards more mixed use and ‘co-location’, given that many employment uses are entirely compatible with adjoining residential use.  The concept of spatial ‘zoning’ for industrial and commercial uses seems to us outdated.  Ways of working are changing rapidly and the divide between ‘workspace’ and home has become increasingly blurred.  For the most part this has brought benefits to people in terms of life-work balance and reduced demands on car use and transport infrastructure.

21. We consider that London Plan Policy H2 to fit well with the neighbourhood planning framework.  Overstretched planning departments do not have the local knowledge o pick out small sites for 10 homes or less.   Planning officers are much less aware than immediate neighbours as to why small sites have lain vacant, or the potential of a site owner to initiate redevelopment. Equally important is that local residents will have views on the type of housing which would be suitable and viable in the micro-market of their own neighbourhood.   

22. Neighbourhood plans offer an important vehicle through which site allocations (including airspace above existing buildings) can be added to the Development Plan for the area.  This offers greater certainty to all concerned, with early engagement on new development proposals.  

23. [bookmark: _GoBack]The current Draft London plan shows no appreciation of the potential of neighbourhood planning to underpin and reinforce Draft Policy H2 and related policies on making best use of land.  We do not understand why this is the case, given our own experience in part of North Kensington.  The Mayor and new London Plan should be far more supportive of the neighbourhood planning framework, identifying the contribution it can make and encouraging Boroughs to do likewise. 

St Quintin and Woodlands Neighbourhood Forum
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