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Dear Sir / Madam,  

Representations to New Local Plan Review Publication Policies 
(Regulation 19) Consultation | 136 – 142 Bramley Road, W10 6SR  

Knight Frank LLP Planning (“Knight Frank”) has been instructed by Frasco Investment Holdings Limited (“the landowner / 

client”) to prepare representations to the Royal Borough of Kensington and Chelsea (“RBKC”) New Local Plan Review 

(“NLPR”) Publication Policies (Regulation 19). Our client is the owner of 136-142 Bramley Road, London, W10 6SR (hereafter 

referred to as “the Site”).  

In support of these representations, are the following enclosures:  

• NLPR Response Form (Enclosure 1);  

• Site Location Plan (Enclosure 2);  

• Student Needs Assessment (Enclosure 3);  

• Office Market Report (Enclosure 4); and  

• London Plan Policy D9 (Tall Buildings) Planning Policy Commentary (Enclosure 5).  

These representations build upon those submitted through the previous Local Plan Review consultations held in October 

2021 and March 2022, and should be read in conjunction with those earlier comments. They specifically aim to comment on 

legal compliance and soundness in accordance with Para.35 of the National Planning Policy Framework (‘NPPF’) which 

requires all Local Plan’s to be positively prepared, justified, effective and consistent with national policy.   

Within these representation we provide broad comments on a range of Publication Policies against the tests of soundness, 

and also where necessary, make specific reference to our client’s Site at 136 – 142 Bramley Road.  

A response form to the Consultation is also provided at Enclosure 1.  

The Site  

136-142 Bramley Road is 0.22 hectares in size and is an underutilised and vacant brownfield / previously developed Site, 

located in a highly sustainable location.  
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Originally constructed in 1972 as a college, the existing five-storey building was converted to provide office accommodation 

in 1997 (LPA Reference: TP/97/0109). Despite extensive marketing of the Site, the existing building has remained vacant 

since 2016 and is now in a state of disrepair.  

The Site benefits from excellent public transport accessibility, with a Public Transport Accessibility Level of 4. Specifically, 

Latimer Road Underground Station is located approximately 350m to the south of the Site, while Ladbroke Grove 

Underground Station is located approximately 700m to the east of the Site. The Site is also in close proximity to a variety of 

services and facilities, including a number of world-class Higher Education Institutions (“HEI’s”); University College London, 

King’s College London, Imperial College and the Royal College of Music.  

The Site has few planning and environmental designations, and is suitable, available and deliverable within the first 5-years 

of the Plan period.   

Background 

Given the Site’s potential for redevelopment, we have been actively engaging with the Local Plan process, submitting 

representations to the Issues and Options consultation in October 2021, Draft Policies consultation (Regulation 18) in March 

2022 and also attending various Local Plan consultation events conducted throughout March 2022, including 1-2-1 

discussions with planning policy officers.  

Alongside this, we have undertaken detailed pre-application meetings with the Council and the GLA for the comprehensive 

redevelopment of the Site to provide student accommodation (c.200-250 PBSA bed spaces) and office space, alongside 

landscaping, improvements to the Westway and increased legibility and connectivity around the Site.  

An initial meeting was held with the Council in September 2021 with a further three meetings following this (March 2022 / 

August 2022 and September 2022). A meeting with the GLA was also undertaken in August 2022. Through these pre-

application discussions, the Council agree that there is not a sufficient demand for the existing offices on Site due to location, 

the layout and the poor condition of the building. This is supported by our submitted marketing evidence and viability 

assessments. Furthermore, the Council acknowledge that whilst the loss of office would usually be resisted through adopted 

and emerging planning policy, the loss would be acceptable in this case.  

From these pre-application meetings, it has been agreed that the principle of the comprehensive redevelopment of the Site 

for an alternative use away from the existing office space is supported by both the Council and the GLA. Furthermore, our 

submitted evidence states there is a strong need for Purpose Built Student Accommodation (‘PBSA’) in the Borough (as 

demonstrated through our Student Needs Assessment submitted as part of the pre-application pack). PBSA would be a more 

efficient and effective use of the Site in the context of the Borough’s various growth needs and would help achieve the aims 

of local and national planning policy. Further design work is currently being undertaken to review the height and massing 

following officer feedback. 

The proposals can provide a wide range of social, environmental and economic benefits to the area. These include:  

• The Proposals will help to meet a significant need for PBSA in RBKC, and the wider catchment, including the delivery 

of affordable PBSA. This will help to divert students to PBSA - Releasing pressure on existing housing stock within 

RBKC (2.5 PBSA units = 1 home); 

• The redevelopment of an underutilised Site that detracts from the character, appearance, and function of the 

townscape and surrounding area; 

• The proposals provide the opportunity for ground floor active commercial and community uses, generating activity and 

vibrancy to a vacant site adjacent to the Westway; 

• Connecting local people with higher education through the provision of  (mechanism TBC); 

• Enhance the setting of the Wall of Truth and Hope Gardens; 

• Provide financial contributions towards existing local community projects; 

• Generate significant increased expenditure in the local economy during the construction period, and once the Site is 

operational, supporting local shops, amenities and services; 

• The proposals will provide a number of jobs during the construction and operational phase; 

• Enhance the quality of the public realm through improvements to permeability and pedestrian safety, new landscaping 

and the creation of defensible barriers with the existing residential properties on the boundary; 
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• Provision of appropriate and high quality amenity space; 

• Community benefit from the proposes uses and accessible amenity spaces, which will engage community and create 

social value; 

• The proposals would form a congruent and attractive addition to the townscape and its high quality architectural design 

will deliver a number of urban design benefits; 

• The initial views analysis demonstrates whilst the proposals introduce a new scale of development into the view, in 

many of the views the building would be partially occluded and seen in the context of the exiting tall and large 

buildings. Where visible, the building would add interest to the skyline and improve the visual amenity of the views with 

high quality architecture; and 

• Proposals to anticipate and as far as practically possible integrate with the aspirations to improve the Westway and its 

interface with the surrounding streetscape as set out in the Westway Urban Design Strategy (2019). 

As previously stated in earlier representations, an allocation of the Site for a mixed-use development comprising PBSA and 

Use Class E floorspace should be considered as part of the Local Plan Review in order to achieve the aspirations of both 

the Council and the GLA and also ensure a plan-led approach to the development of the Site.  

We wish to work with the Council to ensure the Site can be optimised efficiently, in line with the strategy for growth within the 

Local Plan Period.  

Summary of Recommendations  

We request that our recommendations are considered as part of the NLPR to ensure the Plan is made sound by the Inspector 

at Examination. A summary of these is provided below:  

• 136-142 Bramley Road should be allocated within the NLPR for a mixed-use PBSA led-development, including ground 

floor commercial and community uses. It is a highly sustainable, brownfield site that is deliverable (suitable, available 

and achievable), would meet identified student housing need and contribute to meeting wider housing needs;  

• Policy V1 (Vision for the Borough) should include specific reference to making the best use of land, particularly on 

brownfield land and on small sites, in accordance with Para. 119 and Para. 69 of the NPPF;  

• Policy HO1 (Delivery and Protection of Homes) should include a specific target for small Sites, to ensure accordance 

with Policy H2 of the London Plan (2021) and Para. 69 of the NPPF;  

• Policy HO1 (Delivery and Protection of Homes) should actively promote and include a specific target for other housing 

products such as PBSA, to ensure the needs of groups with specific housing requirements, such as students, are 

addressed. These housing products also make an important contribution to freeing up traditional housing. This ensures 

accordance with Para. 60 and 61 of the NPPF;  

• Policy HO2 (Small Sites) should ensure all small sites are recognised and utilised within the Borough, including 136-142 

Bramley Road, in accordance with Para.69 of the NPPF;  

• Policy HO6 (Other Housing Products) should place greater importance on and actively encouraging the delivery of PBSA 

in ensuring the needs of all groups, including students, is being met within the Plan Period, in accordance with Para.60 

and 69 of the NPPF;  

• Policy HO6 (Other Housing Products) should identify sites to help achieve the requirement of PBSA in the Plan Period, 

such as 136-142 Bramley Road; 

• Policy CD7 (Tall Buildings) should identify 136-142 Bramley Road as an appropriate location for a tall building;  

• Policy CD7 (Tall Buildings) should provide sufficient flexibility to assess proposals for tall buildings on a site-by-site basis, 

in line with the requirements of Policy D9, Part C of the London Plan which provides a policy framework for the 

assessment of how tall buildings outside designated tall building zones. This is an approach that is well-established 

through the court judgements and appeal decisions; 

• Policy BC1 (Business Use) should include flexibility to allow for the loss of office where marketing evidence is provided 

that can demonstrate there is no long term viable future for business use in that location; and  

• Policy PLV4 (Westway Vision) should be expanded further to ensure it is effective and deliverable. This includes 

allocating specific sites along the Westway that can contribute positively to its redevelopment and ensure that the vision 

is achievable and deliverable.  
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NLPR Publication Policies  

This section provides our comments and recommendations to the relevant policies contained within the NLPR Publication 

Policies Draft.  

Policy V1: Vision for the Borough 

We support Policy V1 and the vision for the Borough to be green, inclusive and liveable, in line with the “good growth” agenda 

set out in the London Plan (2021).  

However, we consider the Vision does not fully acknowledge the London Plan’s requirement to the make the best use of land 

in order to create sustainable mixed-use places, in particular the need to enable development of all brownfield Sites and 

utilising small Sites (Policy GG2 of the London Plan 2021).  

This is a critical part of the Vision that is not acknowledged within Policy V1. The Policy should specifically include reference 

to optimising development potential on brownfield Sites, to ensure it is sound and compliant with national planning policy.  

We consider the redevelopment of 136-142 Bramley Road can contribute to meeting the Borough’s vision of being green, 

inclusive and liveable, whilst meeting the requirement to make the best use of land: 

Green  

• The proposals place the environment at the heart of the development, through creating a high-quality and sustainable 

design that incorporates energy efficiency measures, reduces the reliance on private car and promotes sustainable 

methods of transport. 

• The proposals bring an underutilised, vacant and dilapidated site back into use, through the delivery of a high quality 

and sustainable building and public realm. 

• The proposals will contribute towards the Council’s energy and net zero carbon objectives through sustainable design 

and construction. 

• The proposals provide an opportunity to enhance soft landscaping through a new public realm, providing 

environmental and social benefits. 

Inclusive  

• The Proposals will help to meet a significant need for PBSA in RBKC, and the wider catchment, including the delivery 

of affordable PBSA. This will help to divert students to PBSA - Releasing pressure on existing housing stock within 

RBKC through the provision of PBSA (2.5 PBSA units = 1 home).  

• The proposals provide ground floor active uses and employment opportunities for the local community.  

• The proposals will generate significant increased expenditure in the local economy during the construction period, and 

once the Site is operational, supporting local shops, amenities and services.  

• The proposals will provide a number of jobs during the construction and operational phase.  

• The proposals connect local people with higher education in the Borough.  

• The proposals will enhance the public realm through improvements to permeability, connectivity and legibility around 

the Westway, new landscaping and the creation of defensible barriers with the existing residential properties on the 

boundary.  

• The development can provide financial contributions towards existing local community projects through Section 106.  

Liveable  

• The proposals provide an exemplary high-quality development, designed by award winning architects. The scheme will 

provide high quality PBSA, which is identified as being lacking in the Borough within the LHNA, and be linked to a 

Higher Education Institution. 

• The proposals would form a congruent and attractive addition to the townscape and its high-quality architectural design 

will deliver a number of urban design benefits including ensuring the site is a desirable place to live.  
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• The initial views analysis demonstrates whilst the proposals introduce a new scale of development into the view, in 

many of the views the building would be partially occluded and seen in the context of the existing tall and large 

buildings. Where visible, the building would add interest to the skyline and improve the visual amenity of the views with 

high quality architecture.  

• The proposals preserve and enhance the heritage context of the area, including the Oxford Garden’s Conservation 

Area.  

• The proposals to anticipate and as far as practically possible integrate with the aspirations to improve the Westway 

and its interface with the surrounding streetscape as set out in the Westway Urban Design Strategy (2019). 

To summarise and as outlined above, the Site can provide a number of social, environmental and economic benefits to its 

immediate setting and the wider surroundings. It can provide high-quality PBSA, replacing the vacant and underutilised 

existing office floorspace. The development of the Site aligns with the thrust of planning policy and a national and local level 

(i.e. to optimise brownfield land in sustainable locations) and presents an excellent opportunity to deliver on the Plan’s vision. 

The Site’s allocation would ensure a plan-led approach to the development of the Site. 

Our Recommendations / Summary  

We consider NLPR Policy V1 (Vision of the Borough) is not sound, as it is not justified and not consistent with national 

planning policy. 

We recommend that the Vision includes reference to the utilisation and optimisation of brownfield land, particularly on small 

Sites. The Vision’s main aim is to support good growth and future development. Good growth is ensuring a brownfield first 

approach to development, and ensuring development meets identified needs in the Borough on a range of Sites and sizes. 

This includes small Sites which are deliverable in the short term, such as 136-142 Bramley Road, and for a variety of type of 

housing, not just general housing needs, such as PBSA.  

We recommend that 136-142 Bramley Road is allocated for development to contribute to meeting the Borough’s - to be 

green, inclusive and liveable - and to help achieve the Council’s spatial strategy overall.  

Policy HO1: Delivery and Protection of Homes  

Policy HO1 provides the housing target for the Borough; 4,480 new homes over 10 years. Overall, we support Policy HO1 

and the Council’s intention to “meet and exceed” the London Plan target through the delivery of new homes.  

However, we consider Policy HO1 of the NLPR should provide a breakdown of their housing target against different Site 

sizes, opportunity areas and permissions etc, to ensure a sufficient amount and variety of land can come forward where it is 

needed, in accordance with Para.60 of the NPPF.  

Notably, Policy HO1 should set out the number of homes that have been identified on small Sites, in order to achieve the 

small Sites target set out in Table 4.1 of the London Plan (2021) – which is 1,290 new homes over 10 years- and achieve 

the requirements of the NPPF to promote small to medium sized Sites (Para.69 of the NPPF). Whilst we acknowledge the 

Council’s Small Sites Policy (Policy HO2) does allocate specific small Sites (although these are contained generally in 

Chapter 10), the target number for small Sites should be reflected within the list contained in Policy HO1 in order to achieve 

the requirement of small Sites. This is an essential component of the overall housing targets and will ensure a range of Sites 

and sizes are delivered within the Plan Period.  

Secondly, Policy HO1 should recognise other housing products and the contribution they provide in achieving the delivery of 

new homes in the Borough. Specifically, Policy HO1 should provide a quantum of housing to be provided for each housing 

product to ensure needs are being met for different groups including students, in accordance with Paragraph 62 of the NPPF.  

136-142 Bramley Road is 0.22 hectares in size, therefore falling within the definition of a “small Site” within Policy H2 of the 

London Plan (2021) and has the opportunity to be comprehensively developed for PBSA. PBSA is confirmed as delivering 

towards the housing needs at a ratio of 2.5:1 (2.5 beds= 1 home), therefore the Site can assist the Council in meeting and 

exceeding the housing target of 4,480 new homes over the next 10 years and ensures the best use of a small Site. A PBSA 

scheme of 200-250 PBSA bed spaces (as currently being proposed) on Site could contribute some 80-100 homes towards 

housing need. 

Also, whilst we acknowledge there is likely a greater need for market housing generally across the Borough, a need still 

exists for alternative forms of housing such as PBSA (as shown in our Student Needs Assessment provided at Enclosure 

3), particularly where the typical Site characteristics do not suit for general housing, such as at 136-142 Bramley Road. It has 
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been confirmed through pre-application discussions with the Council that the Site is not suitable for general housing and an 

alternative form of housing is more appropriate to ensure the most efficient use of land.  

Policy HO1 Points 4 and 5 also place emphasis on new homes using a “design led approach”. We support these policy 

requirements and consider that Site optimisation should be supported where it is demonstrated that there would be no 

negative impacts on the surroundings. The existing use and previous consent for the Site established a level of intensity for 

use, servicing and impacts on neighbours and the surrounding area, including the conservation area. The proposals seeks 

to generate no greater daylight, servicing or noise impacts than the approved scheme, and in fact may be able to be less 

impactful in some of these aspects. The redevelopment of the Site can provide an exemplary design, ensuring a design-led 

approach. Also, the proposals present a mix of massing components of varied materiality and carefully reflects the 

characteristics of the conservation area with sustainability criteria in mind.  

Discussions are ongoing with the Council regarding the design of the Site and an allocation would help guide its future 

development through a plan-led approach, in accordance with national planning policy.  

Our Recommendations / Summary  

We consider NLPR Policy HO1 (Delivery and Protection of Homes) is not sound as it is not justified and not consistent with 

national planning policy. 

We recommend that Policy HO1 includes a specific target for small Sites, to ensure accordance with London Plan (2021) 

Policy H2 and Para. 69 of the NPPF.  

We also recommend that Policy HO1 includes a specific target for other housing products such as PBSA, to ensure the 

needs of groups with specific housing requirements, such as students, are addressed. This ensures accordance with Para.  

60 and 61 of the NPPF.  

Policy HO2: Small Sites  

We support in principle Policy HO2 and the importance for optimising small Sites in the Borough; however, consider 136-142 

Bramley Road should be considered as a small Site as part of Policy HO2 of the NLPR.   

The Site is 0.22 ha therefore falls under the definition of “small Site” and has the potential to provide a mixed-use development 

within a sustainable location, on an underutilised brownfield Site.  As we set out in our comments to Chapter 3 of the Draft 

Policies Document, marketing evidence demonstrates there is strong justification for the comprehensive redevelopment of 

the Site for an alternative use (further information provided at Enclosure 4). Furthermore, detailed pre-application 

discussions have confirmed that the Council agree that there is not a sufficient demand for existing offices on Site due to the 

location, layout and poor condition of the building. It has been established that the Site is not successful as an office location 

and its potential is not being released.  

As such, the small Site at 136-142 Bramley Road should be optimised fully to help meet and exceed the small-Sites housing 

target as Policy HO2 suggests, in line with the requirements of the NPPF.  

In this instance, it is considered that the delivery of PBSA is the most effective and efficient use of land. Optimising the Site 

for this use and applying a ratio of 2.5:1 would provide a greater contribution towards the Borough’s housing targets than 

seeking a traditional residential development of the Site.  

Also, whilst we acknowledge there is likely a greater need for market housing generally across the Borough, our Student 

Needs Assessment (provided at Enclosure 3) demonstrates that a need still exists for alternative forms of housing such as 

PBSA, particularly where the typical Site characteristics do not suit for general housing, such as at 136-142 Bramley Road. 

This has been confirmed at pre-application discussion with the Council that the Site is not suitable for general housing and 

an alternative form of housing, such as PBSA, is more appropriate to ensure the most efficient use of land on a small Site.  

Recognising the importance placed on the delivery of small Sites, alongside the emphasis on ensuring brownfield Sites are 

considered in the first instance, 136-142 Bramley Road should be prioritised and allocated for development as part of the 

NLPR.  

Our Recommendations / Summary  

Whilst we support NLPR Policy HO2 (Small Sites) in principle, we consider the Policy is not sound in its current form as its 

not effective or in accordance with national planning policy.  
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We recommend that all small sites that are demonstrated to be deliverable are allocated or generally supported in principle 

within the Local Plan. As such, 136-142 Bramley Road should be allocated as a small Site within the NLPR.  

Policy HO6: Other Housing Products  

Whilst we support Policy HO6 (Other Housing Products) in principle, we consider the Policy fails to plan positively for 

alternative models of housing, including for PBSA.  

Points C, D and E of Policy HO6 focus specifically on PBSA, and whilst we generally support these points of the Policy, the 

Policy does explicitly support the delivery of PBSA schemes, nor does it allocate any sites for PBSA. This is contrary to 

national policy (Para. 62 of the NPPF) in ensuring that the needs for different groups in the community, including students, 

are reflected in planning policies.   

Paragraph 3.75 of the Local Plan Review also states the following:  

“There is a much larger need for self-contained homes in the Borough and the LHNA does not identify additional purpose-

built student accommodation (PBSA) as a priority local housing need”. 

We do not agree with this conclusion within the Local Plan Review, and also consider this is contradictory to the evidence 

provided within the Local Housing Needs Assessment (September 2022) which states some limited demand for PBSA may 

arise. Furthermore, the LHNA states that according to Imperial College staff, much of the existing PBSA in RBKC is old, 

small, difficult to maintain and there are limited en-suite facilities. It also states that not all blocks are in use because of the 

expense of bringing them up to standard and Imperial are trying to divest themselves of some of their older PBSA (Para. 

5.63 of the LHNA). This suggests that the existing stock is outdated, of poor quality, difficult to maintain and not fit for purpose. 

As such, it follows that there is a need for high quality PBSA to be delivered within the Plan Period, to improve the existing 

stock and meet existing and future needs. 

Policy HO6 should therefore be proactively planning for new PBSA in the Borough and identifying Sites capable of providing 

high-quality PBSA within the Plan period. As such, 136-142 Bramley Road should be allocated for such development.  

We also consider both conclusions are inaccurate in any eventuality, and there is a strong demand for PBSA within RBKC, 

and the wider area of West London.  

Our conclusion is supported by a Student Needs Assessment (provided at Enclosure 3) prepared in relation to 136 – 142 

Bramley Road, which identifies student needs within a defined catchment area of the Site. Based on thorough research 

conducted by Knight Frank, our findings state the following:    

• There are 34 HEI within the catchment area with some 159,000 full-time students attending higher education courses;   

• The number of full-time students living within the catchment of the Site has increased by 9.4% over the period 2015/16 

– 2019/20 which the Student Needs Assessment considers is going to increase with time;   

• Over 150,000 applications were made to universities within of the catchment of the Site for the 2020/21 academic cycle, 

of which 25,464 were received for Imperial College London (the HEI nearest to the Site), an increase of 9.7% on the 

volume of applications in 2019.   In 2020, there were 7.4 applications for every accepted place at Imperial College, with 

this ratio fluctuating over the recent years.   However, the number of both applications and acceptances to Imperial 

College has increased substantially over the past five years; 41% and 31% respectively; and  

• Across London applications reached 466,780 in 2020; an increase of 4.1% on the previous year.   Comparatively, 

acceptances across London experienced growth of 10% from 2019 to 2020.   Acceptances within the HEI’s located 

within the catchment of the Site have increased by 27%.  

The above statistics clearly demonstrate a significant and sustained increase of students within the Borough and within the 

catchment area of the Site, which will subsequently lead to an increase need for PBSA which we consider has not been 

recognised within the evidence base documents, nor within the NLPR and evidence base.   

Whilst the Council’s LHNA mentions emerging PBSA at White City and Acton, our Assessment considers wider pipeline 

development with a 45 minute travel time of Bramley Road, which is an appropriate catchment area to consider for PBSA 

and robust position of current supply and demand across RBKC and other London boroughs. Based on an assessment of 

PBSA schemes in planning and those consented (either under construction or awaiting construction) we consider that the 

current PBSA pipeline is 6,311 beds. If this pipeline (6,311 bed spaces) is included as part of the currently supply (47,702 

bed spaces), we consider that the number of full time students living in in non-PBSA accommodation/HMO stock within the 

private rented sector will still increase by approximately 4,800 to 42,283 students by 2024/25. As such, it is clear that there 
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is a need for further PBSA bed spaces in the pipeline to not only meet current and future demand but to also address the 

existing shortfall, which is and will force significant numbers of students into the private rented sector, meaning that less 

housing is available to meet wider general housing needs. 

On this basis, our conclusion is that there is a clear supply/demand imbalance both across London and within the catchment 

areas, and this indicates demonstrable need for PBSA within the Borough and the wider surrounding area. The above findings 

were discussed with the Council through pre-application meetings, and it was confirmed that whilst these findings were 

contradictory to the Council’s own evidence base, it would be essential for the PBSA to be linked to a Higher Education 

Institution. Since the last representations were submitted, discussions have evolved with potential providers and the 

landowner is committed to ensuring the proposals are linked with a university provider to demonstrate a need.  

We also consider the NLPR also needs to consider the importance of PBSA in diverting students (and future students) away 

from smaller, private rented properties, to release this form of housing to the open market for smaller families and low-income 

families. Our evidence suggests that c.147,946 private rented sector (PRS) properties explicitly marketed at students came 

up for rent within of the catchment of the Site in 2020/21. Most of these rentals were studio, one and two bedroom 

flats/apartments, accounting for 89% of PRS supply. Whilst this is recognised to some extent within the LHNA, we consider 

this is a key benefit of providing PBSA within RBKC in that appropriate homes can become available for those who need 

them the most, and this key benefit should be acknowledged explicitly within the policy 

Notwithstanding the above, and the conclusion within the Local Plan Review, the London Plan also establishes a strategic 

requirement for 3,500 PBSA bed spaces to be delivered annually across London, with all Borough’s required to play a role 

in meeting this need. Policy H15 of the London Plan also states “Borough’s should seek to ensure that local and strategic 

need for purpose-built student accommodation is addressed”.  

Whilst we still consider there is a local need (as set out above), the Council, as a minimum, should aim to provide PBSA 

accommodation to contribute to the strategic need within London. Every Borough has a part to play in meeting London 

housing targets, and the Site at 136-142 Bramley Road could contribute to meeting this need.  

Our Recommendations / Summary  

Whilst we support NLPR Policy HO6 (Other Housing Products) in principle, we consider the Policy is not sound in its current 

form as its not effective or in accordance with national planning policy.  

Reflecting the evidence submitted around PBSA need, we recommend Policy HO6 should at least identify sites and actively 

encourage the delivery of PBSA in the Borough.  

We also recommend Policy HO6 should identify a minimum number of PBSA beds to be delivered across the Plan period to 

ensure housing needs can be met (and exceeded) for all groups.  

We also recommend that suitable Sites such as 136-142 Bramley Road should be allocated for PBSA to ensure local housing 

needs can be met in full.   

Policy CD7: Tall Buildings 

Overall, we support policy CD7 which defines the height of tall buildings in RBKC, their appropriate locations and assessment 

criteria. However, we consider that further appropriate locations should be identified within Policy CD7, such as 136-142 

Bramley Road. We also consider the policy needs to align with London Plan Policy D9 that allows for tall buildings to come 

forward outside of “tall building locations” should they be considered acceptable on a site-by-site basis.  

As set out in the London Plan (2021), tall buildings can form part of a plan-led approach to facilitating regeneration 

opportunities and managing future growth, contributing to new homes and economic growth, particularly in order to make 

optimal use of the capacity of sites which are well-connected by public transport and have good access to services and 

facilities. Tall Buildings also have a wide variety of benefits for example helping people navigate through the city by providing 

reference points and also exemplary architectural quality, in the right place, can make a positive contribution to the London’s 

cityscape.  

We consider that 136-142 Bramley Road is an appropriate location for a tall building and should be identified within Policy 

CD7 of the NLPR. The Site is in a highly sustainable location with easy access to public transport and a number of services 

and facilities. The Site is also underutilised brownfield land and despite extensive marketing, has been vacant since 2016. It 

is also now in a state of disrepair and is not in a condition that could be occupied without a full and comprehensive 
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refurbishment which (following a cost-analysis of the existing building) would be c.£12 million to bring the building to lettable 

standard.  

The Site is on the Westway, which as a major thoroughfare is characterised by tall buildings along its length. These buildings 

mark different areas as one moves across West London. Locally, the White City / Imperial College cluster creates an intensity 

of uses and height of the establishing Life Science / Research Centre. This cluster also creates a need for a critical mass of 

supporting accommodation in the wider area. Also, the Building Heights SPD identifies the towers around Latimer Rd tube 

station as a local cluster. The Site can be seen as part of this cluster area and presents an opportunity to improve the 

composition of the area by including height either side of the Westway, creating a more balanced grouping.  

In addition, we are of the view that the assessment criteria within the Policy should include the flexibility for tall buildings to 

be assessed on a Site-by-Site basis, so that design responds appropriately to context, in line with the requirements of Policy 

D9, Part C of the London Plan (2021).  If the NLPR is to acknowledge locations suitable for tall buildings, we consider this 

should not be an exhaustive list and should other Sites come forward not identified within Figure 4.3, these should be 

considered on their own merits and assessed against the London Plan, Local Plan and relevant guidance.  

Notably, Policy D9, Part C of the London Plan (2021) sets out specific criteria by which the acceptability of a tall building can 

be assessed, including its visual, environmental and cumulative impacts. Recent appeal decisions and court of appeal 

judgements have confirmed that a development can be acceptable in areas that the local authority has not identified as being 

suitable for a tall building, if the impacts in Part C are addressed. NLPR Policy CD7 should reflect this requirement.  

Through pre-application discussions with the Council, we have sought to demonstrate how 136-142 Bramley Road is 

compliant with Policy D9, Part C. A summary of this policy compliance is provided at Enclosure 5.  

Tall buildings play an important role in facilitating regeneration, optimising the capacity of Sites and contributing to meeting 

the borough's development needs, particularly so on previously developed land and small Sites. Therefore, we consider 

there is a strong case to be made for a tall building of exemplar design and materiality at 136-142 Bramley Road, taking into 

consideration the existing context of the Site and surrounding area and design rationale, and the NLPR should be updated 

accordingly to reflect this. 

Our Recommendations / Summary  

Whilst we support NLPR Policy CD7 (Tall Buildings) in principle, we consider the Policy is not sound in its current form as its 

not effective or in accordance with national planning policy.  

We recommend that 136-142 Bramley Road is identified as a location for a tall building. The existing building on the Site is 

of low architectural quality and interacts poorly with the surrounding streetscape. There is a strong case to be made for a tall 

building of exemplar design and materiality in this location, taking into consideration the existing context of the Site and 

surrounding area and design rationale. 

Notwithstanding this, we also recommend that Policy CD7 provides flexibility to assess building heights on a Site-by-Site 

basis in line with the requirements of Policy D9, Part C of the London Plan. Policy D9 provides a framework for how a tall 

building located outside of a tall building zone should be assessed.  This is essential in ensuring the most efficient use of 

land across the Borough, especially on brownfield and small sites.  

Policy BC1: Business Uses  

Policy BC1 states that offices should be protected and provides a number of exceptions where the loss of office may be 

appropriate including where the office is replaced by a social and community use. Whilst we appreciate the exceptions 

included within Policy BC1 currently, the Policy does not provide sufficient flexibility to allow the loss of office, if evidence 

suggests there is no long-term future for that use.  

We consider that if marketing evidence can be provided to demonstrate a continued lack of interest for office accommodation 

over a defined period of time (for example 12 months), the office use should be considered for an alternative use that helps 

meet a current identified need. We therefore request Policy BC1 includes an exception for the loss of office floorspace that 

states the following (or similar): “unless evidence suggests that there is no long term future for the existing office use”. 

This ensures that sites that have no real prospect of coming forward for office use within the Borough, do not go into a state 

of disrepair and remain vacant for a number of years, especially where the Site has strong sustainability credentials, for 

example being located in close proximity to public transport and services, such as 136-142 Bramley Road. This is an 



   
  

 
 

NLPR Publication Policies  Page 10 
 

approach adopted by many Council’s within London and surrounding, to ensure sites can be fully optimised in light of 

increasing housing targets and we consider this would be a suitable approach for RBKC.  

An example for how Policy BC1 could work in practice, is with 136-142 Bramley Road. There is no real prospect of the 

continued use of the Site for employment uses and this is evidenced through the extensive marketing of the Site, dating back 

to June 2017, and also through the analysis undertaken within the Office Market Report’s (at Enclosure 4) conducted by the 

landowner. This suggests that the significant cost associated with the necessary refurbishment works, coupled with the 

suppressed demand for office accommodation in this location, resulted in many prospective buyers concluding that the reuse 

of the existing building for office accommodation would be unviable. Flexibility in this policy would enable the development 

of sites of the very nature of Bramley Road to come forward for other identified needs. 

Planning permission was secured for the Site’s redevelopment for a purpose built larger office building in December 2016. 

Our client explored interest in the sale of the Site with the benefit of Full Planning Permission of comprehensive 

redevelopment for either an owner occupier or an office developer, as well as trying to establish a pre-let agreement with a 

tenant, however all of the marketing initiatives failed to attract prospective buyers/tenants, who were typically concerned 

about the suitability of the location for office accommodation. 

When presented with the above marketing evidence, the Council agreed through pre-application discussions that it had been  

successfully demonstrated that there is not a sufficient demand for the existing offices at 136-142 Bramley Road due to the 

location, the layout and condition of the building. As such, whilst the loss of office would usually be resisted in adopted and 

emerging planning policy, through providing marketing evidence, it was concluded that the loss would be acceptable in this 

case.  

A change to Policy BC1 to allow marketing evidence to be submitted would provide a clearer planning framework and a more 

up-to-date policy than in its existing form. It is clear in this example that there are cases where the loss of office use is 

appropriate, therefore the NLPR should provide the policy guidance in order to demonstrate that an alternative use could be 

appropriate in a certain location, for example at 136-142 Bramley Road.  

Our Recommendations / Summary  

Whilst we support NLPR Policy BC1 (Business Uses) in principle, we consider the Policy is not sound in its current form as 

its not effective or in accordance with national planning policy.  

We recommend Policy BC1 includes an exception for the loss of existing office floorspace in the wording, that states the 

following (or similar): “unless evidence suggests that there is no long term future for that use”.  

This provides the policy framework to provide marketing evidence should an existing use no longer appropriate. This still 

allows a Site-by-Site assessment but ensures that the Council are encouraging the most efficient and optimal use of land 

within the Borough, in accordance with national planning policy.  

Policy PLV4: The Westway Vision  

We continue to support the Westway vision as set out in Policy PLV4, in seeking to develop a vibrant, well-connected and 

accessible space with strong links to history and culture of the local area, and consider the Policy is legally compliant and 

sound.  

However, we consider more can be done in ensuring the Westway Vision can be delivered within the Plan Period, for example 

through allocating specific sites that can act as a catalyst for regeneration to help contribute to delivering the aims of the 

Vision.  

As an adjoining neighbour to the Westway (West Way Trust), the proposals for 136-142 Bramley Road align with and could 

contribute to delivering the proposed Westway vision. The Site is adjacent to the Westway and currently comprises vacant 

office accommodation that has fallen into a state of disrepair. The redevelopment of the Site will deliver a high-quality building, 

contributing to the local townscape. Alongside this, the proposals could deliver substantial improvement to the public realm 

around the Westway through creating new connections with neighbouring uses, enhancing the setting of the Wall of Truth 

and Hope Gardens, increasing landscaping and tree planting and providing active commercial/community uses on the lower 

floors of the building. The public facing uses could potentially include for Gallery/Exhibition space for local artists.  

An allocation of the Site within the NLPR could provide a specific requirement for the landowner to embed the Westway 

Vision into their proposals and ensure public realm improvements are provided as part of the development. These various 

measures will improve visual amenity and security of the area, and fully align with the aspirations Borough.  



   
  

 
 

NLPR Publication Policies  Page 11 
 

Our Recommendations / Summary 

We recommend Policy PLV4 allocates or identifies specific sites along the Westway to contribute towards achieving the 

Westway Vision and ensure this Policy is effective and deliverable.  

We recommend the Council considers the part that 136-142 Bramley Road can play in fulfilling the ambitions of the Westway 

Vision Policy, and how the proposals being discussed at pre-application meetings with the Council can assist in creating an 

inclusive and socially cohesive community.  

Conclusion  

In summary, we request that the Site (136-142 Bramley Road) should be considered as an appropriate location for 

development for a mixed-use PBSA-led scheme within RBKC’s New Local Plan. The Site offers an excellent opportunity to 

deliver development that can better contribute to the growth and needs of the Borough, in comparison to the currently under-

utilised, vacant and unattractive office building on Site. The Site can contribute to delivering the vision for the Borough, 

including contributing to the housing target, and its allocation for redevelopment should be considered further.   

Thank you for the opportunity to respond to the NLPR Publication Policies Consultation, and we kindly request to participate 

at the Examination in due course.    

We would be grateful for confirmation of the receipt of these representations and would welcome to the opportunity to discuss 

the Site and the contribution it can make to housing need within the Borough, with the Council.  

Yours faithfully,  

 

Becky Anderson 
Senior Planner 

becky.anderson@knightfrank.com 

 

 


