Gypsy and Traveller Site Appraisal Study (SAS)

May 2017

Contents
1. Introduction ........................................................................... 3
Borough Context ...................................................................................................... 3

2. Identifying Sites for Appraisal ............................................... 4
RBKC Call for Sites (2015) ...................................................................................... 4
GTANA Survey (2016) ............................................................................................. 5
Desktop Research ................................................................................................... 5
London Strategic Housing Land Availability Assessment (2013) ............................. 6
Council Owned Land ................................................................................................ 7
London Land Commission Register ......................................................................... 7
Register of Surplus Public Land ............................................................................... 7
National Land Use Database of (NLUD) Previously Developed Land 2012 ............. 8

4. Site Appraisal Conclusions ................................................... 8
Appendix 1 – Site Appraisal Forms .......................................... 12

2

1. Introduction
1.1 The RBKC Site Appraisal Study applies the Joint SAS methodology agreed by the Royal
Borough of Kensington & Chelsea and London Borough of Hammersmith & Fulham to
appraise sites within the borough.
Borough Context
Built Environment
1.2 The borough is the smallest borough in London. Given the extremely dense built up
character of the borough and limited number of large sites, in common with other innerLondon boroughs, the Council relies on a supply of housing from small windfall sites
which is taken from the small sites estimate provided in the London SHLAA. The
borough is an urban area with tight boundaries and development is mostly built up to
the edge of the borough boundaries.
1.3 Land prices in the Royal Borough are very high, resulting in the highest house prices in
England. Demand for private sector housing in the borough is insatiable and, given the
relatively little development land available, can never be met. For that reason, we need
to make the best use of the sites that we have, while ensuring schemes fit into their
surroundings.
1.4 Development opportunities in the borough are limited. The key reserves of brownfield
land in London are identified as ‘Opportunity Areas’ in the London Plan. In London, this
includes the Earls Court and West Kensington Opportunity Area (also partly within the
London Borough of Hammersmith and Fulham) and the Kensal Canalside Opportunity
Area, which are allocated for housing-led development.
Conservation areas
1.5 There are 37 conservation areas and over 4,000 listed buildings in the borough. Over
73 per cent of the borough is within a conservation area, including some which are of
metropolitan importance such as the Thames, Royal Hospital and South Kensington
Museums conservation areas.
Education
1.6 The borough is well provided with primary schools, including many in the independent
sector (see map 7.1). There is a state primary school within a ten-minute walk of 93 per
cent of the borough. There are however, insufficient state secondary schools to meet
the demand. 23 per cent of our pupils are ‘exported’ to schools in other boroughs.
Air quality
1.7 The whole borough is designated as an Air Quality Management Area. The primary
sources of air pollution are vehicular traffic and diesel trains. A number of the borough’s
roads produce significant air pollution, such as the Cromwell Road and the Earl’s Court
one-way system. According to Public Health England figures, the London average for
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deaths related to air quality in those aged over 25 is 7.2 per cent. Kensington and
Chelsea and Westminster are the worst boroughs in London, with 8.3 per cent of deaths
attributable to air quality, which equates to 68 deaths out of a total of 824 deceased
over-25s in the borough42. London Atmospheric Emission Inventory estimates for 2012
showed that 906 tonnes of NOx and 76 tonnes of PM10 are emitted annually from
sources within the borough.
Flooding
1.8 The updated Strategic Flood Risk Assessment 2014 (SFRA) and the Surface Water
Management Plan 2014 (SWMP) show the flood risk zones in the borough which are
Flood Zones 1, 2, and 3 for fluvial and tidal flooding and the Council’s designated Critical
Drainage Areas. The threat of tidal flooding is low but the consequences could be very
significant.
1.9 There are 4 Critical Drainage areas in the borough, North Kensington, Holland Park,
Kensington and Sloane Square1.
Public transport
1.10 Public Transport Accessibility Levels (PTALs) across the borough vary from ‘excellent’
around Notting Hill Gate and South Kensington to ‘poor’ or ‘very poor’ in the far south
and north west of the borough.

2. Identifying Sites for Appraisal
2.1 The SAS Methodology sets out a number of sources to consider to identify sites for
appraisal.









Local Plan “Call for Sites” representations
GTANA Survey
Desktop research
Strategic Housing Land Availability Assessments
Council owned land
Register of surplus public land2
London Land Commission Register3
National Land Use Database of Previously Developed Land 20124

RBKC Call for Sites (2015)
2.2 The December 2015 Local Plan Partial Review Issues and Options consultation
incorporated a Call for Sites consultation. The purpose of this was to identify land that
may be available for new development, including specifically for Gypsy and Traveller
use5.
www.rbkc.gov.uk/planning-and-building-control/planning-policy/flooding/critical-drainage-areas
data.gov.uk/dataset/epimstransparency
3 maps.london.gov.uk/webmaps/LLC/
4 www.gov.uk/government/collections/national-land-use-database-of-previously-developed-land-nlud-pdl
5 www.planningconsult.rbkc.gov.uk/consult.ti/LPPR/consultationHome
1
2
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2.3 There were no sites suggested to the Council for Gypsy and Traveller use in the
borough through the consultation. This may reflect that alternative, higher value, land
uses and there may be a reluctance for offering up land for this type of development.
GTANA Survey (2016)
2.4 As there were no sites suggested as part of the Call for Sites, the Council sought to
identify any possible land for consideration known to the Traveller community as part of
the GTANA supplementary survey undertaken in 2016. The survey was undertaken by
an independent party known both to the Council and Traveller community being
surveyed.
2.5 The survey question asked:
Do you know of any potentially suitable sites or locations in Hammersmith & Fulham
or Kensington & Chelsea that could be considered for a new traveller
accommodation?
Address /
Description
of Location
Description
of land

2.6 The Council was made aware of two possible locations within the borough for
consideration. It was established the sites were:



Land adjacent to Stable Way
Land behind Supermarket (Kensal Rise)

Desktop Research
2.7 Descriptions of locations and land being suggested to the Council through the GTANA
survey were minimal therefore additional desktop research was undertaken to establish
the locations within the borough being suggested.
2.8 It was determined that “Land adjacent to Stable Way” referred to two areas of land:



Stable Way, Land to the north: “The Triangle”
Stable Way, Land to the south

2.9 The site referred to as Land behind supermarket (Kensal Rise) was determined to be
the London Plan Opportunity Area and Local Plan Partial Review site allocation Kensal
Canalside.
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2.10 In addition to gaining clarity on the suggested sites the Council also made use of aerial
photographs, OS mapping and GIS to explore whether there were additional locations
that the Council could consider.
2.11 The additional sites identified are:


Stable Way Traveller Site, Stable Way, W106QX – the existing site was
identified as it was considered that improvements to the existing site
conditions/environment (in response to satisfaction feedback received from the
GTANA survey) could be incorporated alongside potential delivery of additional
pitches



West London Riding Stables, 20 Stable Way, W10 6QX – This site was
identified as the Council became aware that the riding stable had closed. Upon
visiting the site, the stables appeared to be vacated



Riding Arena, Stable Way - This site was initially identified using street view
imagery and whilst visiting the existing site but not considered as it was
associated with the Riding Stables. As the Council has become aware that the
riding stable is now closed it is considered appropriate to appraise the riding
arena also.

London Strategic Housing Land Availability Assessment (2013)6
2.12 The Royal Borough of Kensington and Chelsea is the smallest London Borough. It is
extremely densely built up with the household density in the borough at 6,478
households per sq. km compared to an average of 155 households per sq. km in
England and Wales. It has the second highest population density (13,086 residents per
sq. km) (Table QS102EW Census 2011) in England and Wales. It also has a unique
historic environment with nearly three quarters of the borough within designated
conservation areas and 4,000 listed buildings. As a result, the borough only has a limited
capacity to deliver housing.
2.13 Despite the above constraints the Council’s housing target based on the London Plan
SHLAA 2013 is 733 units per annum. In addition, for the first five years a 20% buffer
has been added due to a persistent track record of under delivery resulting in an annual
target of 880 units in the first five years. The Council has included a five year supply
(Local Plan, Chapter 40) which demonstrates that the Council has a sufficient supply of
sites to meet the housing target including the 20% buffer. However, the margin between
the supply (4,416 units) and the target (4,398 units) is only 18 units in the first five years.
2.14 Of the 4,416 units forming the first five year supply, 3,882 units are from known sites.
The remaining 534 units are based on assumptions around delivery from small sites
(304 units) and vacant (230 units) coming back to use in-line with the London Plan
SHLAA 2013 methodology. None of the known sites are suitable for Gypsy and Traveller
sites as they either already have planning permission (1,037) or are allocated for the
delivery of conventional housing (2,845) (including allocations in St Quintin and
Woodlands Neighbourhood Plan). It should be noted that a number of site allocations
6

www.london.gov.uk/what-we-do/planning/london-plan/london-plan-technical-and-research-reports
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already benefit from planning permission or are at various stages of developing detailed
development proposals. It should also be noted that due to the extremely dense inner
London character of the borough all the known sites are in densely built up areas. The
current on-going work by the GLA on a new London wide SHLAA assumes the whole
borough to have a ‘Central’ character which in turn relates to assumptions around
densities for any housing sites in the borough. Private landownership and high land
values also pay a role in excluding the known housing supply sites due to the obvious
viability challenges this would present in developing a Gypsy and Traveller site.
Council Owned Land
2.15 The Council has a number of property assets in the borough. Reviewing Council land
ownership mapping confirms that there are no known suitable sites for Gypsy and
Traveller use on land owned by the Council.
2.16 A Large majority of the of these assets are buildings in built up areas which would not
be viable to redevelop for a Gypsy and Traveller site.
2.17 The assets also include a number of parks and public open spaces which serve a social
and community use for the borough’s residents, the loss of these would be detrimental
to the borough. One of the largest assets identified on Council mapping is Holland Park.
This is a Grade II listed in the Register of Parks and Gardens of Historic Interest as well
as being designated Metropolitan Open Land and a Sites of Nature Conservation
Importance and therefore would not be suitable.
London Land Commission Register
2.18 The London Land Commission (LLC) has published a register of all publically owned
land and property in London. The register contains all publically owned land and
includes both operational and non-operational/surplus land. The database was
reviewed to ensure the all public land within the borough had been reviewed. In addition
to council owned land, see above, the LLC register also includes land owned by other
public bodies. These include the NHS, police and fire services and, Transport for
London (London Underground Stations only).
2.19 Reviewing the register content for the borough, it is clear that there are no sites suitable
for Gypsy and Traveller accommodation.
2.20 The LLC database was also checked against the GLA Land and Asset Portfolio 7. This
returned similar results to the LLC register. There was no GLA owned land identified in
the borough.
Register of Surplus Public Land
2.21 The Council reviewed the six relevant data sources available from Government’s
Property and Land Asset database8 including the Land Parcels register. There are only

7
8

www.london.gov.uk/what-we-do/housing-and-land/land-and-asset-portfolio
data.gov.uk/dataset/epimstransparency
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two results for the borough in some of the data sources: a job centre in Kensal and the
Natural History Museum. Neither of these are suitable for appraisal.
National Land Use Database of (NLUD) Previously Developed Land 2012
2.22 The NLUD 2012 release is the most recently published record of all previously
developed land and buildings in England whether vacant, derelict or still in productive
use. The list has not been validated and a site being on the dataset does not necessarily
mean that a site is available for development.
2.23 The NLUD of previously developed land (PDL) was reviewed and sites identified which
are within Kensington and Chelsea and marked as suitable for housing. Following
further investigations into the sites, none of them are available or suitable for Gypsy and
Traveller use. The results for the borough identified 25 sites/buildings. A majority of
these had planning permissions which have now been completed. This is reflective of
the database being compiled in 2012. Two of the sites are existing Local Plan Site
Allocations. One is the Territorial Army Centre which forms an integral part of CA7:
Warwick Road Sites. This is under construction.
2.24 The other is CA1: Kensal Canalside which was identified in the GTANA Survey and has
been assessed as part of this study.

3. Applicable RBKC policies
3.1 In addition to applying national and regional policy the Council has applied policies in
the emerging Local Plan Partial Review and the existing Consolidated Local Plan in
undertaking Site Appraisals. The primary policies relating to this study are Policy CH6:
Gypsy and Traveller Accommodation (LPPR) and Policy CH2(s) Housing Diversity of
the existing Consolidated Local Plan. Other local planning policies in the adopted and
emerging plan are also applied where necessary including relevant Supplementary
Planning Guidance.
3.2 The local planning policies can be found at www.rbkc.gov.uk/planning-and-buildingcontrol/planning-policy/planning-policy.

4. Site Appraisal Conclusions
4.1 Site Appraisals were undertaken for each of the sites identified in section 2 above. The
site appraisal forms are contained at Appendix 1 and a summary of the conclusions
presented in the following table.

Site

Suitability

Availability

Achievability

Conclusion and
Future Actions

GT1

On its own the site
is not considered
suitable for
additional Gypsy

Although an existing
Traveller site, the
site would be
available to deliver

The site is not
achievable due to
physical site
constraints.

There is no
opportunity for
additional pitch
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GT2

GT3

and Traveller
accommodation.
This is due to
physical site
constraints which
limit the opportunity
for additional
pitches to be
provided within the
existing site
boundary.

additional pitches if
this were possible.

The site could be
suitable to provide
additional pitches.
Whilst it does lie
within an
Employment Zone
the site has not
been employment
use, the site is not
likely to be suitable
for higher value B1
(a) uses sought in
the employments
zone and the loss
of employment land
would be
outweighed by the
benefits of
additional pitch
provision.

There are no
tenancies on the
site, there have
however been
issues regarding
occupancy of the
site. The Council,
TfL and WDT are
working on resolving
this.

The site is narrow
therefore not all of
it could be
developed. Access
is an issue

Potentially available
subject to further
discussions with the
Landowner.

provision on the
existing site.
Explore the
potential for
additional pitch
provision and
improvements to
the existing site
together with
adjacent land.
The site is achievable
subject to
investigating
contaminated land.

Undertaken
contaminated land
investigations and
establish
appropriate
remediation works
required.
Assess air quality
and noise impact.

The site is available.

Potentially achievable
subject to further
discussions with the
Landowner.

Explore the
potential for pitch
provision alongside
improvements to
the existing site.
Assess air quality
and noise impact.

GT4

This is the last
remaining large
brownfield site in
the borough and
has been allocated
in the London Plan
and Local Plan to
provide at least
3500 new homes.
The form of
development is
unlikely to be
compatible with the
aspiration to deliver
such a new of new
homes.

The site is in
multiple ownerships;
all landowners are
looking to develop
their parcels of land
as part of a
comprehensive
redevelopment of
the site.
There is no
landowner
willingness to
release land for
Gypsy and Traveller
accommodation,

There is no market
attractiveness for the
delivery of Gypsy and
Traveller
Accommodation on
the site.
The site is not
achievable for Gypsy
and Traveller
accommodation.

The site is a
London Plan
Opportunity Area
for housing led
development and a
key part of the
Kensal ‘Place’
chapter of the Local
Plan, Chapter 5. It
is the last remaining
large brownfield site
in the borough
where homes and
jobs can be
delivered.
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therefore the site is
not available.

GT5

The site is
protected by policy
CK1 of Local Plan
and the sequential
approach would
need to be taken to
alternative uses on
the site, which
gives priority to
social and
community uses.

Given the WDT
aspirations and the
site forming a key
part of the planning
brief the site is not
available for Gypsy
and Traveller
accommodation.

The site forms an
integral part of the
proposals in the
Land underneath
and close to the
Westway Planning
Brief”., which
proposes the site to
be retained as a
riding stable with
relocated riding
arena adjacent to it

There are potential
additional costs
associated with
implementing
drainage mitigation
measures and,
assessing noise and
air quality. These
issues are unlikely to
add significant cost or
prevent development
providing appropriate
measures are
implemented.
Given the landowners’
aspirations for the
area, the site is not
available. This
prohibits delivery of
Gypsy and Traveller
accommodation on
the site.
If the site were to
come forward, it could
attract GLA funding
available to local
authorities to deliver
additional Gypsy and
Traveller Pitches.

GT6

The site is linked to
a sports facility, the
riding stables. Both
the arena and
stables are
protected by policy
CK1 of Local Plan
and the sequential
approach would
need to be taken to
alternative uses on
the site, which
gives priority to
social and
community uses.
The site forms an
integral part of the
proposals in the
“Land underneath

Given the WDT
aspirations and the
site forming a key
part of the planning
brief the site is not
available for Gypsy
and Traveller
accommodation.

The site is not
achievable.

There is no
landowner
willingness to
release land for
Gypsy and Traveller
accommodation,
therefore the site is
not available
Overall, whilst there
are few constraints
in respect of the site
its current uses are
protected by Local
Plan policies. The
site forms a key
part of
redevelopment
proposals in the
area relating to the
Westway Sports
and Fitness Centre.
The aspirations of
the WDT are such
that the site is
currently not
available or
achievable for
Gypsy and Traveller
Accommodation.
The Council will
continue
discussions with the
WDT and TfL
regarding this site.

Overall, whilst there
are few constraints
in respect of the site
its current uses are
protected by Local
Plan policies. The
site forms a key
part of
redevelopment
proposals in the
area relating to the
Westway Sports
and Fitness Centre.
The aspirations of
the WDT are such
that the site is
currently not
available or
achievable for
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and close to the
Westway Planning
Brief” SPD. which
proposes the site to
be replaced with
sports pitches and
the arena to be
relocated directly
adjacent to the
riding stables.

Gypsy and Traveller
accommodation.
The Council will
continue
discussions with the
WDT and TfL
regarding this site.
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Appendix 1 – Site Appraisal Forms
GT1: Stable Way Traveller Site, Stable Way, W10 6QX (existing site)

Site information
Site Reference
Landowner

Agent
Site Area (ha)
Site origin

Estimated capacity

GT1
Transport for London
The land is leased to the Royal Borough of
Kensington and Chelsea
N/A
0.44
Existing Gypsy and Traveller accommodation site
Desktop research / Council search
0 additional pitches
There are 20 existing pitches, 1 of which is being
used to for an onsite community centre for the
Traveller community resulting in 19 pitches for
12

Traveller accommodation. 1 additional residential
pitch could be reinstated by removing the
community centre.
Suitability
Existing use

This is an existing Gypsy and Traveller site which
opened in 1974. The site was previously with in
the administrative planning area of Hammersmith
and Fulham until a boundary change in 1995.
The site now falls within Kensington and
Chelsea.

Site Description

The site is self-contained and located in the north
west of the borough adjacent to borough
boundary with Hammersmith and Fulham.
Access to the site is from a single point, Stable
Way via Latimer Road and Oxford Gardens. The
access route is not ideal for pedestrians.
The site lies between the A3220 slip roads
leading to the A40 Westway junction/roundabout.
The western side A3220 slip road onto the A40
Westway is raised and passes over a small
section to the north and north west of the site.
The A3220 slip road on the western side of the
site abuts the boundary of the of the site. High
fencing separates the site from the A3220 dual
carriageway. Further to the east, beyond the
A3220, are sports pitches
To the west is the overground railway line and
Westfield Shopping Centre.
To the north of the site is the Westway Sports
and Fitness Centre and various light industrial / B
class uses within the Freston / Latimer Road
Employment Zone.
The site is fenced on the southern boundary with
a grassed verge area beyond.

Proximity to existing Gypsy and
Traveller community and settled
community

This is an existing site with an existing Gypsy and
Traveller community living there.
The nearest bricks and mortar residential area is
approximately 185m, as the crow flies, distance
from the Stable Way on Oxford Gardens and
Latimer Road.
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National / London Policy
Local Policy

Whilst the site is in relatively close proximity to
the wider community in the area, it could be
considered to be relatively isolated due to its
location at the end of the Stable Way
No designations
The site is protected by the RBKC Consolidated
Local Plan Policy CH2s and Local Plan Partial
Review Publication Policy CH6.
The site lies adjacent to an area considered in
the “Land underneath and close to the Westway
Planning Brief”. It adjacent to the “Westway
Sports Centre and Stable Way” character area as
described within the SPG.
The site is close to 187-189 Freston Road
(including Harrow Club) Grade II listed building,
however is disconnected from this by the A3220
which bounds the eastern side of the site.

Planning History

The site is also close to Oxford Gardens
Conservation area, but not directly adjacent to it.
There have been numerous planning permissions
which relate to improvements at Stable Way
Traveller Site. All have been implemented.
TP/98/01663 Bay 18, Travellers Site, Stable Way, (off Latimer
Road), W10 6QX Removal of existing single storey school building
and replacement with new single storey building.
Granted
PP/01/01619 – 11/09/01
Westway Travellers Site, Stable Way, W10 6QX
Demolition of existing amenity blocks and
construction of eleven new facilities of same
footprint with revised internal layouts to provide
separate bathroom and food preparation areas.
(Council’s own development)
Granted
PP/01/02757 – 14/01/02
Westway Travellers Site, Stable Way, W10 6QX
Construction of eleven replacement amenity
blocks to enlarged footprint to provide separate
bathroom and kitchen areas (Council's Own
Development)
Granted
14

PP/10/04032 - 18/02/11
Travellers site at Stable Way, W10 6QX
Erection of radiant heat barriers to provide
increased protection against the spread of fire
between pitches and improvements within
entrance of site to include new lighting, signage,
speed restriction elements and associated
landscaping.
Granted
Impact on local character /
Townscape

The site is self-contained and bound by high
fencing and walling on the eastern, southern and
northern boundaries. The area is of low
townscape value partially dominated by the
elevated Westway and the slip roads joining it
from the south. Existing development comprises
of single storey height caravans and amenity
blocks, therefore there are no impacts on local
character/ townscape of the immediate area. This
scale and form of development at the existing site
is consistent with the scale and form of
development in the immediate surrounding area
to the north with the exception of Westway Sports
and Fitness Centre.
The development of Gypsy and Traveller
accommodation on this site is not considered to
be visually intrusive due to the typical scale and
form of development of Gypsy and Traveller
accommodation. The site is visible for the A40
Westway however there are unlikely to be privacy
issues due to the nature of the highway.

Ecological and biodiversity
impacts

Given the nature of the site, development of the
site would not have any significant ecological
impact.

Trees

There are no trees on the site.

Heritage impacts

The site is close to 187-189 Freston Road
(including Harrow Club) Grade II listed building,
however is disconnected from this by the A3220
which bounds the eastern side of the site.
The site is also close to Oxford Gardens
Conservation area, but not adjacent to it.
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Given the location of the site, development of the
site would not have any significant heritage
impact.
It does not lie within an Archaeological Priority
Area.
Safety

There are no safety issues for adjoining
occupiers from possible additional pitches on the
site.
The A3220 slip road to the A40 Westway passes
over the north and north western portion of the
site, this may present safety concerns, however
there are concrete and metal crash barriers in
place.
The site could be considered to be relatively
isolated due to its location at the end of the
Stable Way, this could present safety concerns
for residents. The GTANA (2016) indicates that
58% of the residents felt fairly safe and very safe
on the site whilst 30% felt very unsafe and fairly
unsafe. 12% did not feel neither safe or unsafe.

Flooding and drainage

The site falls with Flood Zone 1 Caravans, mobile
homes and park homes intended for permanent
residential use are a highly vulnerable category
of development which are appropriate in Flood
Zone 1: Low probability of flooding.
The site falls within the North Kensington Critical
Drainage Area. The CDA is treated as the
equivalent to Flood Risk Zone 3 in respect of
local policy requirements. However, it must be
noted that it is not formally designated by the
Environment Agency as Flood Zone 3 as this
designation formally relates to fluvial and
costal/tidal flooding.
The northern area of the site is predicted to be at
risk of surface water flooding (1:100-year rainfall
event) between a depth 0.60 to 1.20m. the
remaining site is at risk of 0.15 to 0.60m depth of
flooding primarily through the central route of the
site.
Being in a CDA, a site specific flood risk
assessment would be required identifying
appropriate mitigation measures taking into
16

account site specific circumstances. Safe access
and egress would also need to be provided.
Mitigation measures would add additional costs
to the development, however at this stage the
likely scale of costs is unknown.
Access to local Services

The nearest primary school is the Oxford
Gardens and St Francis Primary Schools and
Kensington Aldridge Academy is the nearest
secondary school.
St Quintin Health Centre and a GP Surgery on
Sirdar Road are the nearest medical facilities.
Kensington Medical Centre, Foreland Medical
Centre and a further GP are also within 0.5miles
of the site.
Nearby hospitals include:
- Hammersmith
- Queen Charlottes
- St Charles (mental health unit)
The nearest tube station is Latimer Road which is
within 10 min walking distance. Nearest walkable
bus routes are on Bramley Road.
The nearest neighbourhood centre is St Helen’s
Garden. The site is also close to Ladbroke Grove
Neighbourhood Centre and Portobello Special
District Shopping Centre. The site is close to
White City Metropolitan Shopping Centre but is
severed by the road and rail infrastructure.

Utilities infrastructure

The existing site is serviced by utility services.

Physical Constraints

Access to the site is constrained. Vehicular
access to the site is via Stable Way from Latimer
Road and Oxford Gardens.
There is no formal pedestrian access to the site,
however informal pedestrian access exists from
the Freston Road / Westway Sports and fitness
centre via the side of the Riding Arena.
The site is narrow and already densely built up.
There is no room for expansion to the east or
west. The narrowness of the site would limit the
ability to reconfigure the site to accommodate
additional pitches, however if considered

17

alongside possible adjacent land there could be
some potential.
Public Transport

The site has a PTAL rating of 2. Latimer Road
Tube station is approximately a 10-minute walk
from Stable Way. The nearest bus stops are
located on Bramley road, approximately 7
minutes walking distance from the site, where
bus routes (316 and 295) can be accessed.

Air quality / noise

The whole borough is designated an Air Quality
Management area therefore this site falls within a
local Air Quality Management Zone.
It is widely acknowledged that poorer air quality
tends to be along main vehicle routes. Given the
site location there are likely to be air quality
implications and these would need to be
investigated further. Any development would
need to comply with Local Plan policies.
Again, given the location there may be noise
impacts which would need to be investigated
further.

Suitability Conclusion

On its own the site is not considered suitable for
additional Gypsy and Traveller accommodation
given physical constraints which would limit the
ability to reconfigure the site. However, if
considered alongside adjacent land there could
be potential to deliver additional pitches and
improvements to the existing site. This would
likely require additional feasibility work.

Availability
Is the site available for Gypsy
and Traveller use?

The Council currently leases the site for Gypsy
and Traveller use.
The Council has met with the freehold land
owner, TfL, which is generally supportive and has
indicated that it will continue to engage with the
Council in respect of the site.
The site is protected by adopted Local Plan
Policy. This approach will continue in the Local
Plan Partial Review. The site is not designated
for other uses.

Availability conclusion

Available.
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Achievability
Identification of any abnormal
costs or other constraints to
development which would
prevent or delay the site being
delivered.

There are potential additional costs associated
with implementing drainage mitigation measures
and, assessing noise and air quality. These
issues are unlikely to add significant cost or
prevent development providing appropriate
measures are implemented.
The most significant constraint is the densely
built up and constrained nature of the site. These
prohibit the opportunity to deliver additional
pitches on the existing site. Therefore, the site on
its own, in the context of delivering additional
pitches, is not considered achievable.
There may be opportunity for additional pitches if
the existing site is considered alongside adjacent
land.
1 additional pitch could be provided by removing
the existing community centre on the site. The
feasibility of this has been considered in the past,
however it has not been a viable option. In
additional the community centre provides a
valuable social and community facility on site for
existing residents.
The site could attract GLA funding available to
local authorities to deliver additional Gypsy and
Traveller Pitches.

When could the site be
delivered?

N/A

Achievability conclusion

Not achievable for additional pitch provision due
to physical site constraints.

Overall Conclusion
This is an existing site with minimal opportunity for the provision of additional pitches
to be provided within the site itself. An additional pitch could be provided on The
Hut, however this would result in the loss of an accessible and essential community
facility for residents of the existing site.
There may be potential for additional pitches if the site is considered alongside GT-2
located to the south. Further investigation with housing colleagues and TfL will need
to be undertaken.
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GT2: Stable Way, Land to the north: “The Triangle”

Site information
Site Reference
Landowner

GT2
Transport for London

Agent
Site Area (ha)
Site origin

The land is leased to the Westway Development
Trust
N/A
0.07ha
GTANA Survey

Estimated capacity

2 additional pitches

Suitability
Existing use

The Council has been aware of the site being used
for a variety of different activities since
approximately 2008. Amongst other uses the site
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has been used at some point for one pitch in the
past. It is also understood that there has been a
waste transfer licence in connection with the site
which has since expired. The full range of uses is
unconfirmed.

Whilst there is currently no activity on the site, the
site falls within an employment zone and appears
to have a quasi B class use.
Site Description

The site is bounded to the north by a car
breakers/ car storage/ car repairs garage. It is
bounded to the west by the West-London line
railway and to the south by the existing Stable
Way Travellers site on Stable Way. An elevated
spur to the A40/ Westway (the A3220) runs over
the southern boundary of the site.
Access to the site is from Stable Way only.

Proximity to existing Gypsy and
Traveller community and settled
community

Adjacent to existing Gypsy and Traveller site and
community.
The nearest bricks and mortar residential area is
approximately 185m, as the crow flies, distance
from the Stable Way on Oxford Gardens and
Latimer Road.
Whilst the site is in relatively close proximity to
the wider community in the area, it could be
considered to be relatively isolated due to its
location at the end of the Stable Way.

National / London Policy

No designations

Local Policy

The site lies within the Freston/Latimer Road
Employment Zone.
The site lies within the area considered by the
“Land underneath and close to the Westway
Planning Brief”. It lies within the “Westway
Sports Centre and Stable Way” character area”
as described within the SPD.

Planning History

There is no planning history for this site, see
existing use above.
The Council Housing department is actively
working with the Westway Development Trust
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and Transport for London to explore the scope
for traveller provision on this site.
Impact on local character /
Townscape

The site is self-contained and has the ability to be
suitably screened. The area is of low townscape
value dominated by the elevated Westway and
the slip roads joining it from the south. The site
sits directly to the north of the elevated Westway
gyratory with West Cross Route. The permanent
buildings in the vicinity of the site are those of
Westway Sports and Fitness Centre and others
in industrial use which are unremarkable in
appearance. The building at the corner of Latimer
Road and Walmer Road to the north of the site
seems to be a former public house, has many
decorative architectural features and is within the
Oxford Garden Conservation Area. However,
there is a modern building next to this building
fronting Walmer Road which does not appear to
have any special architectural merit and is the
one that is more visible from the site.
The site is close to the south eastern corner of
Oxford Garden Conservation Area and is visible
from it. However, given its existing character, the
development is unlikely to have any significant
impact on the character or appearance of the
conservation area.
The development of a Gypsy and Traveller
accommodation on this site is not considered to
be visually intrusive. The site is minimally visible
from the A40 Westway and it is not considered
that there will be privacy issues due to the nature
of the highway.

Ecological and biodiversity
impacts

Given the nature of the site, development of the
site would not have any significant ecological
impact.

Trees

There are no trees on the site.

Heritage impacts

Given the location, development of the site would
not have any significant heritage impact. It does
not lie within, or adjoin a conservation area, or
within an Archaeological Priority Area.

Safety

There are not likely to be any safety issues for
adjoining occupiers from possible additional
pitches on the site.
22

The A3220 elevated spur road to the A40
Westway passes over the southern boundary of
the site and this may present safety concerns,
however there are concrete and metal crash
barriers in place.
The site could be considered to be relatively
isolated due to its location, this could present
safety concerns for potential residents. The
GTANA (2016) indicates that 58% of the
residents of the adjacent traveller site felt fairly
safe and very safe on the site whilst 30% felt very
unsafe and fairly unsafe. 12% did not feel neither
safe or unsafe.
Flooding and drainage

The site falls with Flood Zone 1 Caravans, mobile
homes and park homes intended for permanent
residential use are a highly vulnerable category
of development which are appropriate in Flood
Zone 1: Low probability of flooding.
The site falls within the North Kensington Critical
Drainage Area. The CDA is treated as the
equivalent to Flood Risk Zone 3 in respect of
local policy requirements. However, it must be
noted that it is not formally designated by the
Environment Agency as Flood Zone 3 as this
designation formally relates to fluvial and
costal/tidal flooding.
The eastern side of the site is predicted to be at
risk of surface water flooding (1 in 100-year
rainfall event) of between 0.15 and 0.60m depth.
Being in a CDA, a site specific flood risk
assessment would be required identifying
appropriate mitigation measures taking into
account site specific circumstances. Safe access
and egress would also need to be provided.
Mitigation measures would add additional costs
to the development, however at this stage the
likely scale of costs is unknown.

Access to local Services

The nearest primary school is the Oxford
Gardens and St Francis Primary Schools and
Kensington Aldridge Academy is the nearest
secondary school.
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St Quintin Health Centre and a GP Surgery on
Sirdar Road are the nearest medical facilities.
Kensington Medical Centre, Foreland Medical
Centre and a further GP are also within 0.5miles
of the site.
Nearby hospitals include:
- Hammersmith
- Queen Charlottes
- St Charles (mental health unit)
The nearest tube station is Latimer Road which is
within 10 min walking distance. Nearest walkable
bus routes are on Bramley Road.
The nearest neighbourhood centre is St Helen’s
Garden. The site is also close to Ladbroke Grove
Neighbourhood Centre and Portobello Special
District Shopping Centre. The site is close to
White City Metropolitan Shopping Centre but is
severed by the road and rail infrastructure.
Utilities infrastructure

Given the urban location and surroundings there
are existing utilities infrastructure assets around
the site which can serve the site if developed, if
the existing utilities on the site prove to be
inadequate.

Physical Constraints

Given the history of quasi-industrial uses the site
may include an element of contaminated land.
Further investigation will be required.

Public Transport

Air quality / noise

Access to the site would be possible from Stable
Way to the west or from the Travellers Site to the
South. The railway line would restrict access from
the west.
The site has a PTAL of 2/3. It lies only 260 m
from the Latimer London Underground Station as
the crow flies, walking distance is closer to 700
m. The nearest bus routes (the 295 and 316) is
that running north/south along Bramley Road,
some 450 m away.
The whole borough is designated an Air Quality
Management Area; the site falls within a local Air
Quality Management Zone.
It is widely acknowledged that poorer air quality
tends to be along main vehicle routes. Given the
site location there are likely to be air quality
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implications and these would need to be
investigated further.
Given the location there may be noise impacts
which would need to be investigated further.
Any development would need to comply with
Local Plan policies on air and noise quality.
Suitability Conclusion

The site could be suitable to provide additional
pitches. Whilst it does lie within the
Freston/Latimer Road Employment Zone the site
there has been no employment use on the site.
The site appears to have a quasi B class use on
it, the current contribution to the local, or to the
wider economy, is limited. Its proximity to the
existing Stable Way Travellers Site, and the ease
of its northward expansion, does offer
opportunities to provide pitches. These benefits
may outweigh any disbenefits associated with the
loss of any remaining B class uses on the site.
Given its location it is not a site likely to be
suitable for the higher value B1(a) uses sought
elsewhere in the Employment Zone.
The difficulties associated with its location next to
the car yard and the elevated section of the
Westway and its spur must however be resolved.

Availability
Is the site available for Gypsy
and Traveller use?

The site has a complex leasing arrangement. The
Land is leased to the Council, and then sub
leased to Westway Development Trust.
The site is within the “Westway Sports Centre
and Stable Way” character area” as described
within the SPG. An indicative proposal is set out
in the SPG which indicates how the area could
be improved with the primary focus on delivering
additional sports and recreation facilities. This
includes the potential realignment of Stable Way
road. The indicative proposal for the area does
not include development on the site, however the
potential developable area would be reduced
depending on if and how Stable Way is realigned.
This could be overcome as the TfL, WDT and the
Council are actively working together to explore
the scope for Traveller provision on the site.
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The Council has met with the WDT, which is
generally supportive of such a use on the site,
subject to lease arrangements and requirements.
Whilst the site is within an employment zone,
there has been no employment use and is
unlikely to be suitable for higher value B1(a) uses
sought elsewhere in the Employment Zone.
There are no tenancies on the site, there have
however been issues regarding occupancy of the
site. The Council, TfL and WDT are working on
resolving this.

Availability conclusion

The site is available.

Achievability
Identification of any abnormal
costs or other constraints to
development which would
prevent or delay the site being
delivered.

There are potential additional costs associated
with implementing drainage mitigation measures
and, assessing noise and air quality. These
issues are unlikely to add significant cost or
prevent development providing appropriate
measures are implemented.
The most significant constraint which could
prohibit or delay delivery is the risk of
contaminated land and associated remediation
works that would be required. which would
require further on site investigation. The Council,
WDT and TfL are actively working together to
explore this issue.
The site could attract GLA funding available to
local authorities to deliver additional Gypsy and
Traveller Pitches.

When could the site be
delivered?

Subject to further investigation regarding
contaminated land

Achievability conclusion

The site could be delivered within 12 to 24
months.
The site is achievable.

Overall Conclusion
The site is suitable, available and achievable subject to land contamination
investigations.
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GT3: Stable Way, Land to the south

Site information
Site Reference
Landowner
Agent
Site Area (ha)
Site origin

GT3
Transport for London
N/A
0.32ha
GTANA Survey / Desktop research

Estimated capacity

5 pitches (taking into account that a majority of
the site is extremely narrow)

Suitability
Existing use

The site is an area of grass lying between the two
spurs of the West Cross Route (A3200).

Site Description

The site is a very narrow triangular piece of land
bounded to the east and west by the spur roads
of the West Cross Route. At its widest point the
site is approximately 30.5m wide and at its
narrowest point measures approximately 8m
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wide. Therefore, not all of the site would
developable. These roads lie at the same level as
the site, rising to serve the elevated Westway a
few metres to the north. The apex of the triangle
is bisected by the raised embankment of the
railway.
The site is immediately to the south of the
existing Stable Way Travellers site.
The site is separated from the Travellers site by a
high blank concrete wall. It is unscreened to the
spurs of the West Cross Route to the east and
west. The ground level of the site gradually rises
to a similar height of the concrete wall adjacent to
Stable Way Traveller site.

Proximity to existing Gypsy and
Traveller community and settled
community

Given its position between the two carriageways
access is extremely limited and could only be
through the existing travellers site.
Immediately adjacent to existing traveller’s site to
the north.
The nearest bricks and mortar residential area is
approximately 350m walking distance from
Stable Way on Oxford Gardens and Latimer
Road.

National / London Policy

Whilst the site is in relatively close proximity to
the wider community in the area, it could be
considered to be relatively isolated due to its
location at the end of the Stable Way.
No designations

Local Policy

No designations

Planning History

None

Impact on local character /
Townscape

Given that the site is a grass verge bounded by
two busy carriageways it is of no merit in itself.
However, the site does lie just 15 m to the east of
the Grade II listed “buildings adjoining to west the
Harrow Club”. The sites are separated by the
southbound carriageway of the West Cross
Route.
Given it lies at the same level as this listed
building it will be clearly visible from it. Therefore,
there may be some impact.
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Ecological and biodiversity
impacts

Trees
Heritage impacts

This site is a small vestige of a grass verge, of
extremely limited ecological interest. It is not a
“site of nature conservation importance.” It is not
a site identified within the Council’s Local
Biodiversity Action Plan as functioning as a green
corridor.
There are no trees on the site.
The site is not within an archaeological priority
area and is neither within, nor adjoining, a
conservation area.
The site lies just 15 metres from the Grade II
listed Harrow Club building. The setting of this
will affected by development of this site, the
impact the greater the scale of the extension of
the Traveller’s site.

Safety

There is not likely to be any safety issues for
adjoining occupiers from possible additional
pitches on the site.
Safety issues for potential new pitches/occupiers
are likely to arise from the carriageways of the
West Cross Route and from the railway
embankment to the south.
The site could be considered to be relatively
isolated due to its location, this could present
safety concerns for potential residents. The
GTANA (2016) indicates that 58% of the
residents of the adjacent traveller site felt fairly
safe and very safe on the site whilst 30% felt very
unsafe and fairly unsafe. 12% did not feel neither
safe or unsafe.

Flooding and drainage

The site falls with Flood Zone 1 Caravans, mobile
homes and park homes intended for permanent
residential use are a highly vulnerable category
of development which are appropriate in Flood
Zone 1: Low probability of flooding.
The site falls within the North Kensington Critical
Drainage Area. The CDA is treated as the
equivalent to Flood Risk Zone 3 in respect of
local policy requirements. However, it must be
noted that it is not formally designated by the
Environment Agency as Flood Zone 3 as this
designation formally relates to fluvial and
costal/tidal flooding.
29

There is no predicted risk of surface water
flooding on the site, however this may be a result
of the modelling work and the high concrete wall
separating the site from Stable Way Traveller
site.
Being in a CDA, a site specific flood risk
assessment would be required identifying
appropriate mitigation measures taking into
account site specific circumstances. Safe access
and egress would also need to be provided.
Mitigation measures would add additional costs
to the development, however at this stage the
likely scale of costs is unknown.
Access to local Services

The nearest primary school is the Oxford
Gardens and St Francis Primary Schools and
Kensington Aldridge Academy is the nearest
secondary school.
St Quintin Health Centre and a GP Surgery on
Sirdar Road are the nearest medical facilities.
Kensington Medical Centre, Foreland Medical
Centre and a further GP are also within 0.5miles
of the site.
Nearby hospitals include:
- Hammersmith
- Queen Charlottes
- St Charles (mental health unit)
The nearest tube station is Latimer Road which is
within 10 min walking distance. Nearest walkable
bus routes are on Bramley Road.
The nearest neighbourhood centre is St Helen’s
Garden. The site is also close to Ladbroke Grove
Neighbourhood Centre and Portobello Special
District Shopping Centre. The site is close to
White City Metropolitan Shopping Centre but is
severed by the road and rail infrastructure.

Utilities infrastructure

No known existing utilities on site but has
potential to be served from existing site.

Physical Constraints

There is no existing access to the site. Access
would have to be provided through the existing
traveller site.
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Land is raised and would require excavation to
bring to a level similar to the existing traveller
site.

Public Transport

Air quality / noise

There is likely to be severe disruption to the road
network and Stable Way Traveller site during
construction.
The site has a PTAL of 2. The nearest London
Underground Station is Latimer Road, but is a
walk of some 850 m. The nearest bus routes (the
295 and 316) runs north/south along Bramley
Road, some 500 m away. In both cases access
would be through the existing travellers site.
The whole borough is designated an Air Quality
Management Area; the site falls within a Local Air
Quality Management Zone.
It is widely acknowledged that poorer air quality
tends to be along main vehicle routes. Given the
site location there are likely to be air quality
implications and these would need to be
investigated further.
Given the location there are likely to be noise
impacts which would need to be investigated
further and appropriate mitigation measures
identified.
Any development would need to comply with
Local Plan policies on air and noise quality.

Suitability Conclusion

The site could be suitable to provide additional
pitches, however not all of the site would be
developable given the narrowness of the site
where the A3220 converges.
Being adjacent to the Stable Way Traveller Site
presents a potential opportunity to consider this
site along with wider improvements to the
existing site. This is considered essential to gain
suitable access to the site.
The difficulties associated with achieving suitable
access to the site must therefore be resolved.
This will require additional feasibility work.

Availability
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Is the site available for Gypsy
and Traveller use?

The Council has met with the freehold land
owner, TfL, which is generally supportive and has
indicated that it will continue to engage with the
Council.
Availability of this site would need to be
established following further discussions with TfL.

Availability conclusion

Potentially available subject to further
discussions with the Landowner.

Achievability
Identification of any abnormal
costs or other constraints to
development which would
prevent or delay the site being
delivered.

There are potential additional costs associated
with implementing drainage mitigation measures
and, assessing noise and air quality. These
issues are unlikely to add significant cost or
prevent development providing appropriate
measures are implemented.
Costs associated with the extension of Stable
Way road, excavation of the site and provision of
utilities infrastructure will need to be carefully
considered and may affect the achievability of the
site.
The site could attract GLA funding available to
local authorities to deliver additional Gypsy and
Traveller Pitches.

When could the site be
delivered?

It is difficult to assess when the site could be
delivered as further investigation into the
availability and in respect of access to the site is
required. If these can be adequately resolved the
site could be delivered within 5 years.

Achievability conclusion

The site is potentially achievable subject to
further investigation.

Overall Conclusion
The site is potentially suitable, available and achievable subject to further research.

GT4: Kensal Canalside Opportunity Area
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Site information
Site Reference
Landowner

Agent

Site Area (ha)
Site origin

GT4
Multiple Landowners:
National Grid, Ballymore, Sainsbury’s, Dft,
RBKC, Catalyst Housing Limited, private owner,
British Waterways
Various agents representing the above and the
following interested parties:
The Royal Borough of Kensington and Chelsea,
Greater London Authority (GLA) National Grid,
Ballymore, Sainsbury’s, National Grid,
Department for Transport, Transport for London,
NHS Clinical Commissioning Group, British
Waterways and other site owners.
15.4 ha
GTANA Survey / Council research

Estimated capacity
Suitability

0

Existing use

Western site - gas pressurisation head housing
and two mothballed Gas Holders;
Central site – vacant, temporarily being used as
a Crossrail 1 construction site
Eastern site – retail and petrol station
Southern site – railway
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Site Description

Proximity to existing Gypsy and
Traveller community and settled
community

Canalside House – affordable office space for
voluntary and community associations
Boathouse Centre - leisure and residential
Water Tower – residential
The Kensal Canalside Opportunity Area consists
of the former Kensal Gasworks north of the
railway line and the North Pole railway depot to
the south. Part of the northern site is now
occupied by a Sainsbury’s supermarket and
petrol station. The site is bound by the Grand
Union Canal and Kensal Green Cemetery to the
north, Ladbroke Grove to the east and it adjoins
the Old Oak and Park Royal Opportunity Area to
the west.
There is only one road access to the site north of
the railway line, this junction is now at capacity.
The site is close to existing bricks and mortar
residential areas in the north of the borough and
accessible, by foot, to a range of existing shops
and service in Kensal.
The site is approximately 1.5km from Stable Way
Traveller site therefore may be disconnected
from the existing Gypsy and Traveller community
in the borough.

National / London Policy

Local Policy

The site is a London Plan Opportunity Area for
3,500 homes, 2,000 jobs and associated
infrastructure.
It is adjacent to Kensal Green Cemetery MOL
and is subject to the High Speed 2 Safeguarding
Direction (Phase 1) and Rail Safeguarding Lines
The site is a key part of the Kensal ‘Place’
chapter of the Local Plan, Chapter 5
It is allocated in the Local Plan Partial Review
Publication Policies for housing and employment
development. Local Plan Partial Review
Publication Policy Site Allocation CA1: Kensal
Canalside allocates the site for 3,500 homes,
10,000sq. m of new offices, 2,000 sq. m of new
non-residential floorspace including social and
community and local shopping facilities, and a
station on the Elizabeth line.
A planning brief is being written for the site, to be
adopted in late 2017: Kensal Canalside
Opportunity Area SPD
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The site is adjacent to Kensal Green Cemetery
Conservation Area
Planning History

An application was submitted in 2006 for the
central site for 790 residential units (negotiated to
730 units) and 14,895sq.m of non-residential
uses. This application (PP/06/01619) was
withdrawn in 2008 following a change of
ownership.
The Council has been actively working with the
site owners to ensure that the site can be
delivered in line with LPPR Publication Policy
CA1.

Impact on local character /
Townscape

The area is of low townscape value dominated by
the former gas works, the Sainsbury’s
supermarket and car park. The site is bounded to
the north by the Grand Union Canal, but it’s former
industrial nature does nothing to enhance it.
Given the isolated nature of the site, development
would not have a significant impact on local
character or townscape.
The site is adjacent to the Kensal Green Cemetery
Conservation Area and is visible from it. However,
given its existing character, the development is
unlikely to have any significant impact on the
character or appearance of the conservation area.

Ecological and biodiversity
impacts

Sites of Nature Conservation Importance:
 Grand Union Canal is a Site of Metropolitan
Importance
 North Pole Depot and the railway are sites of
Borough Importance Grade II
 Part of the site adjacent to the canal is a Site
of Local importance

Trees

N/A

Heritage impacts

Kensal Green Cemetery is a Grade I Registered
Park and Garden of Historic Interest and contains
several Grade I and II* listed buildings. Views
from the cemetery to the development will be
particularly sensitive.
Kensal House and Kensal Day Nursery, adjacent
to the site are Grade II* listed. The setting of
these listed buildings is very sensitive.
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Kensal Green Cemetery is an Archaeological
Priority Area Tier II
Development would need to consider and
minimise the impact on the Kensal Green
Cemetery Conservation Area and Oxford
Gardens Conservation Area.
Safety

Safety issues for potential new pitches/occupiers
are likely to arise from the railway lines and
contaminated land.
There are also two HSE Hazardous installations
currently on the site.

Flooding and drainage

The site falls with Flood Zone 1. Caravans, mobile
homes and park homes intended for permanent
residential use are a highly vulnerable category of
development which are appropriate in Flood Zone
1: Low probability of flooding.
The site falls within the North Kensington Critical
Drainage Area. The CDA is treated as the
equivalent to Flood Risk Zone 3 in respect of
local policy requirements. However, it must be
noted that it is not formally designated by the
Environment Agency as Flood Zone 3 as this
designation formally relates to fluvial and
costal/tidal flooding.
There are some areas of the site predicted to be
at risk of surface water flooding. These areas are
primarily to the northern apex of the site, parts of
the central area of the site and along the railway
line and are predicted to be at risk of surface
water flooding (1:100-year rainfall event) between
a depth 0.15m to 0.90m.
Being in a CDA, a site specific flood risk
assessment would be required identifying
appropriate mitigation measures taking into
account site specific circumstances. Safe access
and egress would also need to be provided.

Access to local Services

There are a range of local services within easy
access to the site, these include:
Health
 Exmoor Surgery
 Barlby Surgery
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Half Penny Steps Health Centre
Golborne Medical Centre
St Charles Hospital

Schools
 Middle Row Primary School
 ARK Brunel Academy
 Barlby Primary School
Employment
 Kensal Employment Zone is close to the site
to the east of Ladbroke Grove
Utilities infrastructure

The site is served by existing utilities
infrastructure.
As set out in the Kensal DIFS, there is a need for
additional infrastructure items if the site is to be
developed for a significant level of housing and
employment. There is a need for additional
infrastructure providing gas, electricity and water.

Physical Constraints

The site is complex and there are a number of
site constraints which are set out in the LPPR
Publication Policies. These include:
The site is a former gasworks and therefore
contaminated. Partial decontamination of the
central site has been undertaken.
There is a Hazardous Substances Consent
(HSC) covering a large area of the former Kensal
Green Gasworks relating to the disused gas
holders. While they remain in situ the gas holders
have a Health and Safety consultation zone
around them within which residential
development is restricted.
The development capacity of the site is
constrained by the road junction onto Ladbroke
Grove which provides the only access to the site.
Due to the currently limited road access, the
Kensal DIFs identifies a need for new bridge.
The level of housing and employment, along with
associated infrastructure, proposed in the LPPR
Publication Polices may not provide for sufficient
opportunity for the provision of Gypsy and
Traveller accommodation In particular given the
difference in the likely resulting scale, form and
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massing of the resulting housing and
employment development on the site in
comparison to that of Gypsy and Traveller
accommodation, these development forms may
not be compatible.
Public Transport

Public transport accessibility varies significantly
across the site (PTAL 0-5). It is at its highest
adjacent to Ladbroke Grove which is served by a
number of bus routes, and has a number of bus
stops at the entrance to the site and on Canal
Way.
The closest stations are Ladbroke Grove
Underground station and Kensal Green
Underground and Overground Station (both
around 1km away).

Air quality / noise

The whole borough is designated an Air Quality
Management Area; the site falls within a Local Air
Quality Management Zone.
It is adjacent to railway line, which may have an
impact on noise.
Any development would need to comply with
Local Plan policies on air and noise quality.

Suitability Conclusion

This is the last remaining large brownfield site in
the borough and has been allocated in the
London Plan and Local Plan to provide at least
3500 new homes. The form of development is
unlikely to be compatible with the aspiration to
deliver such a new of new homes.

Availability
Is the site available for Gypsy
and Traveller use?

The site is in multiple ownerships; all landowners
are looking to develop their parcels of land as
part of a comprehensive redevelopment of the
site.
The has been allocated in the London Plan as an
opportunity area for housing-led development
The multiple land ownership of the site severely
prohibits the site being available. The landowners
are not willing to develop the site for Gypsy and
Traveller accommodation.
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Availability conclusion

The site is in multiple ownerships; all landowners
are looking to develop their parcels of land as
part of a comprehensive redevelopment of the
site. Unlikely to be available for Gypsy and
Traveller accommodation.

Achievability
Identification of any abnormal
costs or other constraints to
development which would
prevent or delay the site being
delivered.

The site is complex and there are a number of
site constraints which are set out in the LPPR
Publication Policies. A majority of the these can
be overcome, however there is no market
attractiveness for the delivery of Gypsy and
Traveller Accommodation on the site.

When could the site be
delivered?

It unlikely that a gypsy and traveller
accommodation could be delivered on the site
given the London Plan allocations and lack of
availability.
The site is not achievable for Gypsy and Traveller
accommodation.

Achievability conclusion

Overall Conclusion
The site is a London Plan Opportunity Area for 3,500 homes, 2,000 jobs and
associated infrastructure and a key part of the Kensal ‘Place’ chapter of the Local
Plan, Chapter 5. It is the last remaining large brownfield site in the borough where
homes and jobs can be delivered.
There is no landowner willingness to release land for Gypsy and Traveller
accommodation, therefore the site is not available.
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GT5: West London Riding Stables, 20 Stable Way, W10 6QX

Site information
Site Reference
Landowner

GT5
Transport for London

Agent
Site Area (ha)
Site origin

The land is leased to the Westway Development
Trust
N/A
0.08ha
Desktop research / Council search

Estimated capacity

3 pitches

Suitability
Existing use

Riding Stables
The stables are now closed.

Site Description

An enclosed site adjacent to the elevated A40
Westway to the north and the west London
Overground line to the west which is screened by
a small vegetated verge. To the south of the site
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appears to be an area in use for vehicle storage.
The main access to the south is from Stable Way
which wraps around the north and east of the
site.
Proximity to existing Gypsy and
Traveller community and settled
community

Immediately adjacent to existing traveller’s site to
the north.
The nearest bricks and mortar residential area is
approximately 120m walking distance from
Stable Way on Oxford Gardens and Latimer
Road.
Whilst the site is in relatively close proximity to
the wider community in the area, it could be
considered to be relatively isolated due to its
location.

National / London Policy

There are no designations

Local Policy

The site lies within the Freston/Latimer Road
Employment Zone.
The site lies within the area considered by the
“Land underneath and close to the Westway
Planning Brief”. It lies within the “Westway
Sports Centre and Stable Way” character area”
as described within the SPD.
The Westway Planning Brief recognises that the
stables and arena are interlinked facilities but
their location on opposite sides of the road cause
issues for pedestrian/vehicle conflict and safety.
It proposed using the riding arena for other sports
facilities if an alternative location for consolidating
the stables/ arena is found in the area. The
Planning Brief does however recommend that the
stables continue in their current location.
Sports facilities such as riding stables are
protected by Local Plan Policy CK1.

Planning History

None

Impact on local character /
Townscape

The area is of low townscape value. The
permanent buildings in the vicinity of the site are
those of Westway Sports and Fitness Centre and
others in industrial use which are unremarkable
in appearance. The building at the corner of
Latimer Road and Walmer Road to the north of
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the site seems to be a former public house, has
many decorative architectural features and is
within Oxford Garden Conservation Area.
However, there is a modern building next to this
building fronting Walmer Road which does not
appear to have any special architectural merit
and is the one that is more visible from the site.
The existing building provides a strong perimeter
to the site and shields it from the surrounding
transport corridors. It would be important to
retain the strong side boundary to help define the
public realm.
The introduction of a residential use on the site
could have a negative impact on the adjacent
vehicle storage use in terms of issues of reverse
sensitivity.
The development of a Gypsy and Traveller
accommodation on this site is not considered to
be visually intrusive. The site is minimally visible
from the A40 Westway and it is not considered
that there will be privacy issues due to the nature
of the highway
Ecological and biodiversity
impacts

Given the nature of the site, development of the
site would not have any significant ecological
impact.

Trees

There are no significant trees on the site.
Although there is some greenery bordering the
north easte and west of the stables.

Heritage impacts

Given the location, development of the site would
not have any significant heritage impact. It does
not lie within, or directly adjoin a conservation
area, or within an Archaeological Priority Area.

Safety

There is not likely to be any safety issues for
adjoining occupiers from possible additional
pitches on the site.
The site could be considered to be relatively
isolated due to its location, this could present
safety concerns for potential residents. However,
is slightly less isolated than the existing Stable
Way Traveller site.
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Flooding and drainage

The site falls with Flood Zone 1 Caravans, mobile
homes and park homes intended for permanent
residential use are a highly vulnerable category
of development which are appropriate in Flood
Zone 1: Low probability of flooding.
The site falls within the North Kensington Critical
Drainage Area. The CDA is treated as the
equivalent to Flood Risk Zone 3 in respect of
local policy requirements. However, it must be
noted that it is not formally designated by the
Environment Agency as Flood Zone 3 as this
designation formally relates to fluvial and
costal/tidal flooding.
The site is predicted to be at risk of surface water
flooding (1:100-year rainfall event) between a
depth 0.30 to 0.60m.
Being in a CDA, a site specific flood risk
assessment would be required identifying
appropriate mitigation measures taking into
account site specific circumstances. Safe access
and egress would also need to be provided.
Mitigation measures would add additional costs
to the development, however at this stage the
likely scale of costs is unknown.

Access to local Services

The nearest primary school is the Oxford
Gardens and St Francis Primary Schools and
Kensington Aldridge Academy is the nearest
secondary school.
St Quintin Health Centre and a GP Surgery on
Sirdar Road are the nearest medical facilities.
Kensington Medical Centre, Foreland Medical
Centre and a further GP are also within 0.5miles
of the site.
Nearby hospitals include:
- Hammersmith
- Queen Charlottes
- St Charles (mental health unit)
The nearest tube station is Latimer Road which is
within 10 min walking distance. Nearest walkable
bus routes are on Bramley Road.
The nearest neighbourhood centre is St Helen’s
Garden. The site is also close to Ladbroke Grove
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Neighbourhood Centre and Portobello Special
District Shopping Centre. The site is close to
White City Metropolitan Shopping Centre but is
severed by the road and rail infrastructure.
Utilities infrastructure

The existing site is served by utilities.

Physical Constraints

Access to the site is via a route from the north
along Stable Way which becomes a cul-de-sac.

Public Transport

The site has a PTAL rating of PTAL 3/ 4. The
nearest tube station is approximately a 10-minute
walk from Stable Way. The nearest bus stops are
located on Bramley road, approximately 7
minutes walking distance from the site, where
bus routes (316 and 295) can be accessed.
There is also a Mayoral Cycle Hire Station on
Freston Road.

Air quality / noise

The whole borough is designated an Air Quality
Management Area; the site falls within a local Air
Quality Management Zone.
It is widely acknowledged that poorer air quality
tends to be along main vehicle routes. Given the
site location there are likely to be air quality
implications and these would need to be
investigated further.
Given the location there may be noise impacts
which would need to be investigated further.
Any development would need to comply with
Local Plan policies on air and noise quality.

Suitability Conclusion

The site is within a designated Employment Zone
where residential uses are resisted unless they
result in an uplift in the quantity and quality of
floorspace.
The close proximity to the A40 Westway is also
likely to cause issues of poor air quality and noise
pollution for any residential uses on the site.
As a sports facility the existing stable use is
protected by policy CK1 of the Local Plan and the
sequential approach would need to be taken to
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alternative uses on the site, which gives priority
to social and community uses.
site forms an integral part of the proposals in the
“Land underneath and close to the Westway
Planning Brief” SPD, which proposes the site to
be retained as a riding stable with a relocated
riding arena adjacent to it.
Availability
Is the site available for Gypsy
and Traveller use?

The land is leased by TfL to the Westway
Development Trust. The Council is aware of the
WDT’s aspirations for this area as set out in the
planning brief. Leasing arrangements limit the
use of the land for social and community uses
only.
Given the WDT aspirations and the site forming a
key part of the planning brief the site is not
available for Gypsy and Traveller
accommodation.
.

Availability conclusion

The site is not available.

Achievability
Identification of any abnormal
costs or other constraints to
development which would
prevent or delay the site being
delivered.

There are potential additional costs associated
with implementing drainage mitigation measures
and, assessing noise and air quality. These
issues are unlikely to add significant cost or
prevent development providing appropriate
measures are implemented.
Given the landowners’ aspirations for the area,
the site is not available. This prohibits delivery of
Gypsy and Traveller accommodation on the site.
If the site were to come forward, it could attract
GLA funding available to local authorities to
deliver additional Gypsy and Traveller Pitches.

When could the site be
delivered?

The site is not available.

Achievability conclusion

The site is not achievable.

Overall Conclusion
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Overall, whilst there are few constraints in respect of the site its current uses are
protected by Local Plan policies. The site forms a key part of redevelopment
proposals in the area relating to the Westway Sports and Fitness Centre. The
aspirations of the WDT are such that the site is currently not available or achievable
for Gypsy and Traveller Accommodation.
The Council will continue discussions with the WDT and TfL regarding this site.
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GT6: Riding Arena, Stable Way

Site information
Site Reference
Landowner

GT6
Transport for London

Agent
Site Area (ha)
Site origin

The land is leased to the Westway Development
Trust
N/A
0.09ha
Desktop research / Council search

Estimated capacity
Suitability

3 pitches

Existing use

Riding Arena linked to stables opposite.

Site Description

The site is enclosed open land as it is a riding
arena. It sits directly underneath the elevated
Westway at the gyratory with West Cross Route
joining it from the south. On the ground level the
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site can be accessed from Walmer Road to the
north of the site. The Westway Sports and
Fitness Centre is opposite the site to its east.
There is an informal walking route / cut through to
the east of the riding arena. The Feston Road/
Latimer Raod Employmen Zone adjoins the site
to the west and south. Directly south of the site
are the Riding Stables.
The site is open on the north and east with post
and rail fencing enclosing the riding area. To the
south is a metal gated entrance and to the west
is a brick wall boundary separating the riding
arena from the industrial uses underneath the
Westway Flyover.
Proximity to existing Gypsy and
Traveller community and settled
community

The site is close to Stable Way Traveller Site.
The nearest bricks and mortar residential area is
approximately 100m walking distance, from the
riding arena entrance on Stable Way, from
Oxford Gardens and Latimer Road.
Whilst the site is in relatively close proximity to
the wider community in the area, it could be
considered to be relatively isolated due to its
location.

National / London Policy

There are no designations

Local Policy

The site lies within the Freston/Latimer Road
Employment Zone.
The site lies within the area considered by the
“Land underneath and close to the Westway
Planning Brief, December 2012”. It lies within the
“Westway Sports Centre and Stable Way”
character area” as described within the SPD.
The Westway Planning Brief recognises that the
stables and arena are interlinked facilities but
their location on opposite sides of the road cause
issues for pedestrian/vehicle conflict and safety.
It proposed using the riding arena for other sports
facilities if an alternative location for consolidating
the stables/ arena is found in the area. The
Planning Brief does however recommend that the
stables continue in their current location.
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Sports facilities such as riding stables are
protected by Local Plan Policy CK1.
Planning History

None

Impact on local character /
Townscape

The area is of low townscape value dominated by
the elevated Westway and the slip roads joining it
from the south. The site sits directly underneath
the elevated Westway gyratory with West Cross
Route. The permanent buildings in the vicinity of
the site are those of Westway Sports and Fitness
Centre and others in light industrial use which are
unremarkable in appearance. The building at the
corner of Latimer Road and Walmer Road to the
north of the site seems to be a former public
house, has many decorative architectural
features and is within Oxford Garden
Conservation Area. However, there is a modern
building next to this building fronting Walmer
Road which does not appear to have any special
architectural merit and is the one that is more
visible from the site.
The site is close to the south eastern corner of
Oxford Garden Conservation Area and is visible
from it. However, given its existing character, the
development is unlikely to have any significant
impact on the character or appearance of the
conservation area.

Ecological and biodiversity
impacts

Given the nature of the site, development of the
site would not have any significant ecological
impact.

Trees

There are no significant trees on the site.
Although there is some greenery bordering the
north easte and west of the stables.

Heritage impacts

The site is close to the south eastern corner of
Oxford Garden Conservation Area and may be
visible from it. The area is of low townscape value
dominated by the elevated Westway and the slip
roads joining it from the south. The site sits directly
underneath the elevated Westway gyratory with
West Cross Route. Given its existing character,
the development is unlikely to have any significant
impact on the character or appearance of the
conservation area.
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The site is not within an archaeological priority
area.
The site does not have and is not adjacent to any
listed buildings.
Safety

There is not likely to be any safety issues for
adjoining occupiers from possible additional
pitches on the site.
The A40 Westway passes over the site, this may
present safety concerns.

Flooding and drainage

The site falls with Flood Zone 1 Caravans, mobile
homes and park homes intended for permanent
residential use are a highly vulnerable category
of development which are appropriate in Flood
Zone 1: Low probability of flooding.
The site falls within the North Kensington Critical
Drainage Area. The CDA is treated as the
equivalent to Flood Risk Zone 3 in respect of
local policy requirements. However, it must be
noted that it is not formally designated by the
Environment Agency as Flood Zone 3 as this
designation formally relates to fluvial and
costal/tidal flooding.
The site is predicted to be at risk of surface water
flooding (1:100-year rainfall event) between a
depth of 0.15 to 0.30m.
Being in a CDA, a site specific flood risk
assessment would be required identifying
appropriate mitigation measures taking into
account site specific circumstances. Safe access
and egress would also need to be provided.
Mitigation measures would add additional costs
to the development, however at this stage the
likely scale of costs is unknown.

Access to local Services

The nearest primary school is the Oxford
Gardens and St Francis Primary Schools and
Kensington Aldridge Academy is the nearest
secondary school.
St Quintin Health Centre and a GP Surgery on
Sirdar Road are the nearest medical facilities.
Kensington Medical Centre, Foreland Medical
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Centre and a further GP are also within 0.5miles
of the site.
Nearby hospitals include:
- Hammersmith
- Queen Charlottes
- St Charles (mental health unit)
The nearest tube station is Latimer Road which is
within 10 min walking distance. Nearest walkable
bus routes are on Bramley Road.
The nearest neighbourhood centre is St Helen’s
Garden. The site is also close to Ladbroke Grove
Neighbourhood Centre and Portobello Special
District Shopping Centre. The site is close to
White City Metropolitan Shopping Centre but is
severed by the road and rail infrastructure.
Utilities infrastructure

Physical Constraints

There appear to be no existing utilities onsite
given that this is a riding arena. Clearly given the
urban location and surroundings there are
existing utilities infrastructure assets around the
site which could serve the site if developed.
The railway line severs the site from any direct
connection to the west. The elevated Westway
and the West Cross route cause significant
disconnectivity with the existing urban
environment to the east and south. However, the
riding arena is easily accessed from Walmer
Road to the north which serves to connect it to
the legible neighbourhood to the north.

Public Transport

The site has a PTAL rating of PTAL 3/ 4. The site
is within walking distance of Latimer Road tube
station (within 10 min walking distance). Bus
routes 295 and 316 serve Bramley Road. A
number of other bus routes are also within easy
walking distance (less than 10 mins) on Wood
Lane and North Pole Road but due to the
severance from road and rail infrastructure these
are not easily walkable. There is also a Mayoral
Cycle Hire Station on Freston Road.

Air quality / noise

The whole borough is designated an Air Quality
Management Area; the site falls within a local Air
Quality Management Zone.
It is widely acknowledged that poorer air quality
tends to be along main vehicle routes. Given the
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site location there are likely to be air quality
implications and these would need to be
investigated further.
Given the location there may be noise impacts
which would need to be investigated further.
Any development would need to comply with
Local Plan policies on air and noise quality.
Suitability Conclusion

Given the site’s connectivity from Walmer Road
the site could be suitable for development. The
site is also in close proximity to an existing
Traveller site.
However, the suitability of living environment
underneath an elevated gyratory needs to be
considered in more detail. The close proximity to
the A40 Westway is also likely to cause issues of
poor air quality and noise pollution for any
residential uses on the site.
The site is linked to a sports facility, the riding
stables. Both the arena and stables are protected
by policy CK1 of Local Plan and the sequential
approach would need to be taken to alternative
uses on the site, which gives priority to social and
community uses.
The site forms an integral part of the proposals in
the “Land underneath and close to the Westway
Planning Brief” SPD. which proposes the site to
be replaced with sports pitches and the arena to
be relocated directly adjacent to the riding
stables.

Availability
Is the site available for Gypsy
and Traveller use?

The Land is leased by TfL to the Westway
Development Trust. The Council is aware of the
WDT’s aspirations for this areas as set out in the
planning brief. Leasing arrangements limit the
use of the land for social and community uses
onle.
Given the WDT aspirations and the site forming a
key part of the planning brief the site is not
available for Gypsy and Traveller
accommodation.
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Availability conclusion

The site is not available.

Achievability
Identification of any abnormal
costs or other constraints to
development which would
prevent or delay the site being
delivered.

There are potential additional costs associated
with implementing drainage mitigation measures
and, assessing noise and air quality. These
issues are unlikely to add significant cost or
prevent development providing appropriate
measures are implemented.
Given the landowners aspirations for
redeveloping the area, the site is not available.
This prohibits delivery of Gypsy and Traveller
accommodation on the site.
If the site were to come forward, it could attract
GLA funding available to local authorities to
deliver additional Gypsy and Traveller Pitches.

When could the site be
delivered?

It is unlikely that Gypsy and Traveller
accommodation would be delivered at this site.

Achievability conclusion

The site is not achievable.

Overall Conclusion
Overall, whilst there are few constraints in respect of the site its current uses are
protected by Local Plan policies. The site forms a key part of redevelopment
proposals in the area relating to the Westway Sports and Fitness Centre. The
aspirations of the WDT are such that the site is currently not available or achievable
for Gypsy and Traveller accommodation.
The Council will continue discussions with the WDT and TfL regarding this site.
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