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I. INTRODUCTION
The following report will advice the Camley Street and
Elm Village neighbourhood forum on how to:
• contribute to Camden’s supply of affordable
and social housing while, protecting the existing
employment space.
• limit any further purpose-built student
accommodation in the area.
The study provides substantial evidence to inform the
development of the neighbourhood plan with:
1. A summary of local, national and regional
housing policies.
2. Factsheets of:
• developments which have successfully
re-provided workspace for existing local
businesses;
• affordable housing delivery tools;
• policies that have successfully constrained
purpose-built student accommodation.
3. A summary of the future housing
developments in the area
4. A proposal on how and where to deliver
housing in the area
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The National Planning Policy Framework (NPPF)

II. POLICY SUMMARY
Objectives:
• to identify housing targets at national, regional and local level
• to create a catalogue of planning policies that can inform the
neighbourhood plan and/or any projects in the area in terms
of housing.

Policy Hierarchy
NATIONAL PLANNING POLICY
National Planning Policy Framework (NPPF)
2012
REGIONAL PLANNING POLICY
The London Plan
(2011)
CAMDEN
HOUSING
STRATEGY

LOCAL PLANNING POLICY
Camden’s Local Development Framework
(LDF)

Other Local
Strategies

Neighbourhood
Plans

The NPPF comprises the Government’s planning policies for England
and sets out the way in which these must be applied. Neighbourhood
plans should be in conformity with these strategic guidelines.
NPPF Housing objectives (DCLG,2012:12-14):
• Meet the needs of market and affordable housing in every area
• Identify sites critical to housing delivery
• Delivery of a wide choice of high quality homes and ownership
types to create sustainable, inclusive and mixed communities.
Policies
“6. Delivering a wide choice of high quality homes”
(DCLG,2012:12-14)
Local Planning Authorities (LPAs) should:
• use evidence to ensure that their plan meets the needs for housing
• identify annually a supply of deliverable sites sufficient to provide
five years worth of housing against their targets;
• identify the size, type, density, tenure and range of housing required
in particular locations, reflecting local demand and community
needs;
• set policies for delivering affordable housing on development site;
• identify and bring back into use empty buildings.
“7. Requiring good design” (DCLG,2012:15-16)
• Local and neighbourhood plans should develop robust and
comprehensive policies that ensure quality of development.
• Design policies should guide scale, density, massing, height,
landscape, layout, materials and access of new development.
• Every new development should be well integrated to the context.

Camden’s Local Development Framework (LDF)
STATEMENT OF
COMMUNITY
INVOLVEMENT

Development Plan Documents

CORE STRATEGY

Other LDF Documents
Camden Planning
Guidance
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The London Plan
This document is a statutory development plan that has to be
considered when evaluating planning decisions in London, all local
development documents have to be in conformity with it.
Regarding housing, it sets out strategic directions in order to meet
London’s increasing demand for housing (GLA,2011a:71-81).
London’s Housing Requirements (GLA,2011a:72):
As calculated with national population and household projections,
London would need 34,900 figure additional houses a year to meet
the increasing demand.
Policies
3.3 Housing supply (GLA,2011a:75)
The pressing need for more homes in London is recognised and
Camden’s housing target until 2021 is set at 6,650 houses, while the
annual monitoring target is 650 houses.
3.4 Density (GLA,2011a:77)
A sustainable residential quality (SRQ) density matrix (habitable rooms
and dwellings per hectare), is established and Camden, which is a
central area should apply the following density ranges. (See matrix in
Appendix 1)
3.5 Housing quality and design (GLA,2011a:79-81)
Securing new housing of the highest quality is encouraged.
Minimum space standards for new development are set to improve
the quality of Londoners’ environment. (See Appendix 2)
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3.8 Housing choice (GLA,2011a:83-84)
• 10% of new housing should be wheelchair accessible.
• student housing should not compromise the capacity for
delivering conventional homes.
• In policy 3.53a (GLA,2014b:98), the Mayor encourages a
dispersed distribution of future student housing provision, away
from areas of greatest concentration (Islington, Tower Hamlets,
Southwark and Camden).
3.9 Mixed and balanced communities (GLA,2011a:88)
A mix of tenure type and household income should promote social
diversity and strengthen communities’ sense of responsibility for
their neighbourhoods.
3.11 Affordable Housing (GLA,2011a:88-89)
Social rented and intermediate housing, should be provided to
eligible households whose needs are not met by the market. These
should:
1. be accesible at low cost for them to afford, determined by local
incomes and local house prices
2. include provisions for the home to remain at an affordable price
for future eligible households, or
3. if these restrictions are lifted, the subsidy should be recycled for
alternative affordable housing provision.
Targets
Boroughs should seek to maximise affordable housing provision
and ensure at least 13,200 more affordable homes per year in
London.
To provide diversity, 60% of the affordable housing provision
should be for social rent and 40% for intermediate rent or
sale. Intermediate housing is a way to increase the supply of
affordable housing.

Camden’s Housing Strategy
The document sets out Camden’s vision for housing between 2011- Camden’s Priorities
2016. It identifies policies that will ensure meeting housing targets and
objectives.
Projections
Camden’s population will increase by 7% and the number of
households by 11% over the next 15 years, mainly because of the
growing proportion of single person households (LBC,2011:4).
Strategies
A crucial priority for the Council is to deliver 50% affordable housing
in developments with 50 or more new homes, 40% in developments
with 40 or more, and so on.
In particular, affordable housing within any development is now
expected to comprise 60% social rented and 40% intermediate
housing (LBC,2011:4).
Need and demand for housing (LBC,2011:8-9)
• Housing costs are among the highest in the capital.
• An additional 4,787 affordable homes per annum over a five
year period would be required to meet current need.
• 5.7% of all households live in overcrowded conditions evidencing
the need for larger social rented homes.
• 1,611 privately-owned homes in Camden are empty.
Supply of housing (LBC,2011:9-10)
• Studio and one bedroom homes are the 45% of social housing.
• There is a limited number of social rented homes available to let.
• Due changing funding mechanisms, the delivery of affordable
homes is uncertain and slow
• 12,250 additional homes, 9,850 of them self-contained, will be
provided in Camden between 2011/12 and 2024/25
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Camden’s Local Development Framework (LDF)

Core Strategy

A set of statutory documents addressing issues in Camden conform
this framework.

The Core Strategy focuses on a range of themes in Camden
between 2010-2015. It aims to transform Camden into “a borough of
opportunity” (LBC,2010a:8).

LDF Structure

In terms of housing, the Council aims to address the following issues:
• limited supply of homes
• overcrowdiness
• limited delivery of affordable homes
• uncoordinated provison of a diverse range of housing, in terms of
price, type and tenure type.
Policies
CS1 DISTRIBUTION OF GROWTH (LBC,2010a:20)
• Camden will concentrate development in GROWTH AREAS and in
OTHER HIGHLY ACCESSIBLE AREAS if necessary. In AREAS OF
LIMITED CHANGE, development will remain mostly unchanged.
• Policies require that new developments promote an efficient use of
land. Consequently, mixed use developments are encouraged in
easily accessible locations to ensure land use efficiency.
CS2 GROWTH AREAS (LBC,2010a:26)
• Growth areas are expected to provide 4,700 new homes and a
substantial amount of new business floor space in the period of
2010-2025.

(LBC,2010a)
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CS3 OTHER HIGHLY ACCESSIBLE AREAS (LBC,2010a:38)
• These are considered to be suitable locations for the provision of
homes, shops, food and drink, offices and community facilities as
they are well served by public transport.

Camden’s designated Growth Areas (LBC,2010a:23)

•
•
•
•

support the supply of additional student housing, providing that
it does not limit the Council’s ability to meet the target for selfcontained homes.
provide 50% of the borough-wide housing target as affordable
housing, of which 60% should be social rented housing and
40% intermediate affordable housing.
plan for the regeneration of housing estates.
deliver a range of self-contained homes that should cater for
families, people with mobility difficulties, elderly, homeless and
vulnerable people.

CS7 PROMOTING CAMDEN’S CENTRES AND SHOPS
(LBC,2010a:62)
• Policy promotes ground floor activity and increase of retail space in
appropriate locations.
CS8 PROMOTING A SUCCESSFUL AND INCLUSIVE CAMDEN
ECONOMY (LBC,2010a:81)
Policy encourages and supports:
• the protection of employment sites and areas of mixed character
CS4 AREAS OF MORE LIMITED CHANGE (LBC,2010a:40)
• the increase of affordable workspace and local enterprise
• Development in these areas must provide local improvements
development
while respecting the character of its surroundings.
• the need to protect some non-residential uses, such as the
borough’s main industry/warehousing area, community uses and
CS5 MANAGING THE IMPACT OF GROWTH AND DEVELOPMENT
shops across the borough
(LBC,2010a:43)
• safeguarding existing employment sites and premises in the
• Policy protects amenities to encourage successful communities.
borough.
• resisting the loss of existing employment floorspace outside the
CS6 PROVIDING QUALITY HOMES (LBC,2010a:48)
main Industry Area, unless it can be demonstrated that employment
Policy requires to:
use is unsuitable.
• maximize housing supply to meet the target of 8,925 new homes
from 2010-2025, including 6,550 additional self-contained
homes.
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Development Policies (DP)
The document provides additional detail and guidance on how the
Core Strategy will be implemented, by providing a framework for
decisions on planning applications between 2010-2025.
Policies
DP1 MIXED USE DEVELOPMENT (LBC,2010b:12)
• Mix of uses are required in developments in appropriate locations,
typically accessible ones.
DP2 MAKING USE OF CAMDEN’S CAPACITY FOR HOUSING
(LBC,2010b:21)
• Maximizing the supply of housing and minimizing housing loss by
protecting residential uses.

DP6 LIFETIME HOMES AND WHEELCHAIR HOMES
(LBC,2010b:42)
• 10% of homes wheelchair accessible or easily adaptable.
DP7 & 8 SHELTERED HOUSING AND CARE HOMES FOR
ELDERLY & ACCOMMODATION FOR HOMELESS AND
VULNERABLE PEOPLE (LBC,2010b:44)
• Council seeks to provide homes for everyone in a vulnerable
position by efficiently using the housing stock.

DP3 CONTRIBUTIONS TO THE SUPPLY OF AFFORDABLE
HOUSING (LBC,2010b:27)
• All residential developments with a capacity for 10 or more
additional dwellings, must make a contribution to the supply of
affordable housing.
• Negotiations will take place to arrive to a reasonable amount; this
can range from 10% to 50%.

DP9 STUDENT HOUSING, BEDSITS AND OTHER HOUSING WITH
SHARED FACILITIES (LBC,2010b:52)
The Council will support student housing and shared facilities if it:
• does not prejudice the supply of self-contained homes
• does not involve the loss of sites for affordable housing
• is accessible to public transport, workplaces, shops, services and
community facilities
• does not produce over concentration of students, that could harm
the residential character
• serves an institution within the borough

DP4 MINIMISING THE LOSS OF AFFORDABLE HOUSING
(LBC,2010b:35)
• Resist development that would involve a net loss of affordable
housing floorspace.

The Council will resist the loss of student housing unless:
• It is an adequate replacement
• The accommodation is no longer required as shown by local
demand

DP5 HOMES OF DIFFERENT SIZES (LBC,2010b:37)
• Securing a mixed and inclusive community by providing a range
of self-contained homes of different sizes. Appendix 3 provides
details on the dwelling size priorities.
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Housing targets summary
Housing requirements
NPPF

Affordable Housing
Requirement

Affordable Housing Breakdown

a wide choice of high quality homes

Accessible

Student
Accommodation

London Plan London: 34,900 a year
2011-2021
Camden: 650 a year (6,650 total)

London: 13,200 a year

60% social rented
40% intermediate affordable

10% accessible

Supported and
considered

8,925 new homes
Camden’s
6,550 self-contained homes
Housing
Strategy and
Local
Development
Framework
(CS & DP)
2010-2025

4,463 affordable homes
50% in developments of 50
dwellings;
40% in developments of 40
dwellings and so on.

60% social rented
40% intermediate affordable

10% accessible

Supports student
accommodation unless
it undermines ability to
achieve self-contained
homes
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III. PRECEDENT STUDIES
This section will evaluate precedent cases to develop a factsheet of
methods that can be used to:
(i) protect local employment
(ii) deliver affordable housing
(iii) limit purpose-built student accomodation

The neighbourhood has designated industrial sites, which
are located close to the major cluster of industrial zones in
the borough.
1.2 Industrial sites in Camley Street

i. PROTECTING LOCAL EMPLOYMENT
Objectives:
• To identify the industry context in Camden.
• To provide a factsheet of methods that have successfully
combined residential with light industry uses.
1. Current Situation
1.1 Industrial sites in Camden
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Case Study #1
Project

Hackney Wick

Location

Wallis Road, London

Before Development:
Land Use

Predominantly industrial land.

Site Context

Small art galleries and studios.
Site Map (LBH,2012)

After Development:
Land Use

Additional
Information

New hub for digital media and creative
industries around Hackney Wick Station
whilst protecting industry.
Increase of commercial use for new
employment opportunities.
Retainment of key industrial land, within the
Strategic Industrial Locations.

Methods:
•
•

•

Policy designation of Strategic Industrial Locations, can aid
protect industrial sites.
Promotion of mix spaces (workshops, studios, offices) that
meet the needs of light industries: Advertising, architecture, art,
design, fashion, film, software design, computer services and
more.
Design for flexibility of commercial space.

Application to Neighbourhood
•
(GLA,2010)
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•

Light industries can be encouraged in Camley Street due to their
compatibility with residential uses.
Industry can be protected by using industrial land designations.

Case Study #2
Project

Travis Perkins

Location

Kings Cross, London

Before Development:
Land Use

Warehouse and service point for Travis
Perkins merchant

After Development:
Land Use

Mixed use redevelopment

Density and Unit Types 563 bedspaces in a mixture of 36 studios
and 80 cluster flats.
Additional Information A target of 20% of construction jobs for
local residents was set.

Site Map (GLA,2011b)

Application to Neighbourhood
•

Methods:
•
•
•

Compatible industrial uses can be merged with residences, noise
from Travis Perkins Plant was limited.
Consideration of schemes that provide a level of local
employment.
High invovlement of merchant in development.

•
•

Neighbourhood could consider imposing employment
schemes for new developments, to ensure local employment.
Camley Street has several merchant businesses, which are
compatible with residential uses. A similar approach would
meet the employment and housing needs of the area.
A good relationship with merchants can lead to a balanced
and mixed use development, where copmany and
neighbourhood needs are met.

For policy details see Appendix 4 (GLA,2011b)
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ii. DELIVERING AFFORDABLE HOUSING
2. Current trends

Number of households in each tenure group (ONS,2011)

Objectives:
• To identify basic tenure types.
• To assess the trends of housing tenure occupation in Camden.
• To provide factsheets of cases for two alternative tenure types
that help meet affordability targets.

Tenure

Owner-occupied
Social rented
Private rented
Shared ownership

1. Tenure Types
Te n u r e i n f o r m s w h e t h e r a h o u s e h o l d r e n t s o r o w n s t h e
accommodation that it occupies and, if rented, information is provided
about the type of landlord who owns or manages the accommodation
(LBC,2011):
1. ‘Owned’ includes accommodation that is either 'owned outright' or
'owned with a mortgage or loan'.
2. ‘Private rented’ includes accommodation that is rented from
a private landlord or letting agency, employer of a household
member, relative or friend of a household member, or other nonsocial rented accommodation.
3. ‘Social rented’ includes accommodation that is rented from a
council or local authority, or from a Registered Social Landlord,
Housing Association.

Total Number of Households Percentage of Households

31,368
32,295
31,434
674

32.75%
33.72%
32.82%
0.703%

Comparison of households per tenure type (2004-2011)

•
•
•
•

Owner-occupied household numbers sharply reduced (-4.55%).
Social rented households’ number decreased slightly (-1.88%).
Growing trend in the number of private rented housing (+4.6%)
Shared ownership has shown a growing promising trend
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3. Two alternative tenure types
As shared ownership is an evident method to deliver affordable
housing, Housing Cooperatives and Community Land Trusts will be
studied.
Housing cooperative:
a distinctive form of housing ownership, which has several
characteristics, such as single-family ownership, condominiums and
renting. The ownership is commonly held by a democratic community
membership organization, memberships work similar to shares in a
traditional organization.
Each shareholder on the legal entity is granted the right to occupy one
housing unit.
Community Land Trust (CLT):
a community-
led organisation that provides land and buildings to
meet the long-term needs of its community. It offers a way to provide
permanently affordable housing as well as other elements the
community needs, like meeting spaces, workspaces and more.

(CLT[web],n.d.)
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Tenure types operating systems
Tenure Types
Ownership housing
co-operatives
(25-40 homes)

Housing
Co-operative

Tenant management
housing
co-operatives

Land Ownership

Property
Ownership

Housing
Cooperative

Tenants/members
collectively owned,
not individual
equity owned

Local Council

Local Council
Landlord, but
tenants has a
lease with the
landlord

Short-life housing
co-operatives

Partly owned
by members.
Members involved
in the construction
of the property

Self-build housing
co-operatives

Community Land Trust

CLT

Main Users

Low-income
people

Management

Governed and
managed by
cooperative
members

CLT and residents Local people CLT members
unable to afford
market houses

AAffordability

Flexibility

Affordable

High
flexibility

Affordable

High
flexibility

For more details on funding refer to Appendix 5
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Case Study #1
Project

East London Community Land Trust

Location

St Clements Hospital, London

Before Development:
Land Use

Vacant land

After Development:

Location and Site Map

Land Use

Mixed-use redevelopment

Unit Types Types

230 and 250 houses and apartments.
35% affordable (70% homes for social rent
and 30% for shared ownership).

Additional
Information

Buildings in the site will be fully mixed use,
including offices and community shops,
offering local job opportunities.

Methods:
•
•

22

ELCLT holds the freehold of the site.
ELCLT owns all of the affordable for homes for sale across the site,
currently valued at £3million. It will be offered to local people at
approximately a quarter of the open market value.

Application to Neighbourhood
•

Camley street neighborhood forum can explore the possibility
of negotiating the low cost freehold of land in the site.

•

Funding could be devoted to setting up CLTs and achieving
affordable homes.

•

As the St Clement site is in London, the percentage of tenure
types can be applied to Camley Street site, which is 35%
affordable homes consisting of 70% homes for social rent and
30% for shared ownership.

•

Design quality and sustainability need to be considered to help
reduce the maintenance fee.

(Thompson & Partners,2012)

Case Study #2
Project

Bristol Community Land Trust

Location

Fishponds Road, Bristol

Before Development:
Land Use

Old school site derelict for some years.

Site Context

The existing building needs to be retained
and converted.

After Development:
Land Use

Mixed use redevelopment.

Density & Unit Types 58% shared ownership
42% affordable housing

Additional
Information

Construction work will be done by residents
themselves in order to get a discount price
on rent.

Methods:
•

BCLT offers houses at discounted prices to buyers willing to dedicate
work in return. The trust hopes potential residents will benefit from
building their new houses with the help of fellow trustees as they
pool resources, tools and time.

Site Map/ Before and After

Application to Neighbourhood
•

The case portrays an alternative to construction price. Selfbuilt can alleviate expenses and produce a desired fitted outcome.

•

The percentage tenure types and mixed unit types could be
applied.

•

Building a strong relationship with the Council can safeguard
future benefits in the development process.

(Source: BCLT,n.d.)
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Case Study # 3
Project

Iroko Housing Project

Coin Street, South Bank, London
Location
Before Development:
Land Use

Predominantly industrial/warehousing site

After Development:
Land Use

Mixed use redevelopment

Density & Unit Types

59 dwellings

Methods:
•
•

Housing co-op obtained funding through the Housing Cooperation
grant, SRB Challenge Fund, CSS borrowing and CSCB borrowing
to support the housing construction.
Successful applicants (individuals and families with good reasons
to stay) must be committed to taking an active role in the general
management of the organisation. Through this self-management
concept costs are reduced to achieve affordable rents.

Site Map/ Photos

Application to Neighbourhood
• This is a successful case study, running for more than 10 years.
Camley Street’s community could use housing co-op tools to
encourage people to run and manage the housing themselves
to achieve low rents.
•

Camley street can also look for funding from different
associations to provide their own new affordable housing
development on the site.

•

Initial training programme can be provided to the Housing Coop site to help locals understand the management.
(Everest,2002; Haworth Tompkins,2000)
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Case Study #4
Project
Location
Before Development:
Land Use

Abbey Road Housing Co-operative
Abbey Road, Camden, London
Industrial site

After Development:
Land Use

Mixed use redevelopment

Density & Unit Types 241 new residential units (114 affordable
units and 15 mews houses.)
Policies
For policy details see Appendix 6

Site and Location

Methods:
•
•

The housing Co-op is highly involved in the regeneration process in
coordination of Community Centre groups and the Council Housing
Directorate.
Self-funding development to deliver new homes and benefits to
residents, providing high quality housing and public realm.

Application to Neighbourhood
•

Consultation of community is crucial in the development
process, for productive working relationships.

•

Self-funding developments can secure low rents and attract
new residents.
(LBC,2013)
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iii. LIMITING STUDENT ACCOMMODATION

Objectives:
Higher Education Institutions in Camden
• To evaluate the demand and supply of student accommodation
• To provide factsheet of cases that have limited purpose-built
students accommodation

Royal Veterinary College
Central Saint Martins
Conservatoire of Drama and Dance
Institute of Education

1. Assessing Student Housing Need

School of Oriental and African Studies

1.1 Higher Education in Camden

The School of Pharmacy

Camden is host to many Higher Education Institutions (HEI) in
London, which mainly cluster in the south of the borough, not far
from the Camley Street Site.
Central School of Speech and Drama
University College London
Birbeck, University of London
London School of Hygiene and Tropic Medicine
University of London
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2.2 Current Student Housing Supply
•
•

Four London boroughs share the higher concentrations of Purpuse Built Student Housing in Camden
students.
Once planned developments are completed, Camden will host a total
Evidence suggests that there is a dispersal of student
of 9,408 dedicated student-housing places (URS,2009).
accomodation, with the emergence of new boroughs as
significant contributors towards future provision.

(GLA,2014b)
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2.3 Current Need and Future Need
The Mayor’s Academic Forum sets out three scenarios to estimate
the number of students from 2011/12 to 2026/27.
The diagram illustrates the projections of student numbers in the
high growth scenario.
4.7% per year

25,130 (2011)

39,780 (2021)

As only 21% of full-time students are living in purpose-built
accommodation (GLA,2014b), by 2020, the number of students
living in purpose-built student accommodation will be 8,354, which
has been already covered by 9,408 dedicated student-housing
places in Camden.

Students in purpose-built
student accommodation
(2021): 8,354

Dedicated student-housing places:

9,408

For alternatives on accomodating students, see Appendix 9.
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4. Limiting Purpose-Built Student Housing
Case Study #1
Location

Current Situation:
Land Use

Holmes Road, London

Warehousing
Camden

Proposed Development:
Proposal
Decision

Storey building with two basement levels
to provide student accommodation
comprising 268 student rooms

Location Plan of Surrounding Functions

Refused

Policies

Exising

The case was refused due to its failure to deliver a mix of housing
types, including affordable housing, for mixed and inclusive
community. The development could have resulted in a loss of
amenities for the existing residents. To see detail of policies refer to
Appendix 7.

Proposed
(CDS,2010)
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Case Study #2
Location

Mercedes Benz Hampstead, Blackburn
Road, London

Current Situation:
Land Use

Car repair garage

Camden

Proposed Development:
Land Use

Decision

New building of up to nine storeys providing
new flexible employment space and
student accommodation.

Location Plan of Surrounding Functions

Refused

Policies
It was identified that the proposal would fail to contribute to the
creation of a sustainable, mixed and inclusive community and to
provide an appropriate contribution of affordable housing.
For details on policies used, see Appendix 8.
Exising

Proposed
(CareyJones Architects,2009)
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IV. HOUSING DELIVERY
Objectives:
• to provide sumaries of:
1. Supply, demand and delivery assessments
2. Future and current delivery schemes in the area
• to justify and inform the need for the provision of affordable
housing in the Camley Street Neighbourhood.

North London Strategic Housing Market Assessment
(NL-SHMA)
The study intends to clarify the housing demand in North London.
To arrive at a housing demand, population trends and economic
factors are considered. (ORS,2010)
From the study, 49,544 additional dwellings should be provided in
North London over 5-years to sustain the existing supply/demand
imbalance. Breakdown:
•
Market housing: 58%
•
Intermediate affordable: 6%
•
Social rented: 37%.

1. Supply, demand and delivery assessments

The London Strategic Housing Land Availability Assessment
(SHLAA)
The SHLAAs are required by national planning policy as a tool to
identify housing land supply and capacity. The London SHLAA will
identify sites with potential for housing, consider their capacity; and
assess when they are likely to be developed.
See Appendix 10 for details on the process of land assessments.
From the study, London has 7,805 sites of potential redevelopment
and Camden’s Annual Housing Target from 2011-2021 is increased
to 665 units per year.

For details see Appendix 11

Authority Monitoring Report (2012/13)
The document aims to monitor the achievement of housing targets.
From the study, Camden targets are on course of being met, except
for non self-contained units, which have decreased (for details see
Appendix 12).
Allocations and upcoming development completions in Camden can
justify 7,072 homes in the five-year plan. This significantly exceeds
the annual target of 665 homes
Camley St 103 is part of the housing delivery plan, predicting its
completion in 2015.
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2. Future and current housing delivery schemes

Camden’s Site Allocations
Allocations documents (2012) form part of the Local Development
Framework of Camden. These set out guidelines for future
development on significant sites, which have or are likely to be
subject to development proposals.
Allocations (LBC,2013c)
Sites identified are shown on the diagram below

Community Investment Programme (CIP)
The CIP is a 15-year plan to invest in schools, homes and community
facilities. (LBC,n.d.a)
The Council will sell/redevelop properties that are out of date, expensive
to maintain or underused to raise funds for improving other services.
To do so, the Council has published a list of owned assets for potential
redevelopment.
Details on the CIP are attached on Appendix 13.

Site Allocations in Camden (LBC,2013b)
SOUTH SIDE
NORTH SIDE

Council Assets

A key site allocation is the King’s Cross redevelopment. The King’s
Cross Place Plan has identified Camley Street as an area of
opportunity. For details see Appendix 13.
Key
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Full Camden Ownership
Partial Camden Ownership

3. Proposed and completed developments

Developments in the surroundings

The following diagram shows completed, ongoing and planned
housing developments between 2010-2015. For further details refer
to Appendix 14.
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From the study we conclude that:
• housing targets are still to be met.
• the neighbourhood’s strategic location makes it a crucial site to
provide more housing.
• Several developments area occurring in the area and therefore, the
next section will suggest how the neighbourhood can contribute
with housing delivery.
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V.

PROPOSAL
Potential site for development

Objectives:
• to provide ways of meeting housing targets in Camden
• to provide ideas on how to deliver a mixed-use community that
protects existing local employment.

1. Scenarios
Three alternatives are proposed in order to examine the full potential
for new housing in Camley Street and provide flexibility of approaches.
The three schemes vary in mixed use levels.
1. Fully mixed with industry
2. No mix with industry
3. Partially mix with industry
These scenarios are informed by:
• the current housing output in the Camley Street Site;
• the identified guidance and housing targets on the Policy
Summary;
• the main findings from the precedent studies; and
• the main findings from housing delivery study.
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Scenario 1 - Fully mixed land uses
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Scenario 2: No mix with industry
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Scenario 3 - Partially mixed with industry
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3. Principles of design
All of the scenarios follow the following principles
Minimum shadowing on surroundings

3. Unit Types
As identified by the London Plan and the Core Strategy, tenures types
hold different dwelling type needs. The following table divides unit type
according to tenure by following identified trends.
Unit Type

Area of existing industry space is
maintained

Industry will have road
access
Residential uses will be placed away
from rail line

3. Tenure types
The following percentages of tenure type meet the Camden
needs and targets, these apply to all the scenarios.
Total dwellings
Market

Affordable

50%

50%

Intermediate

20%

Shared Ownership

30%

Social rented

Market

Intermediate

Shared

Studio/
1 bed

10%

10%

10%

2 bed

60%

25%

25%

3 bed

15%

40%

40%

4+ bed

15%

25%

25%

5. Conclusion
• As shown in section III, industries in Camley Street are not intensive and
will not compromise residential uses.
• Through shared ownership, the forum will be able to act as a developer
and acquire the land from the Council by negotiating its price. As shown
in section III, funding can be acquired from several institutions.By
owning the land in a CLT or Cooperative, affordability will be ensured.
• Proposals shows how local employment can be retained, even when
densifying the area with other uses.
• Purpuse-built student accomodation is not contemplated in the
proposals as enough rooms are already provided in 101 Camley St.

50%
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VII. APPENDICES
Glossary of Terms
Area Action Plan

A DPD establishing a set of
proposals and policies for the
development of a specific area
within an LPA. The AAP is an
optional component of the LDF,
and an LPA may produce as many
AAPs – or none – depending on
the need in their area

Annual Monitoring Report An annual document produced by
LPAs in England to show whether
their LDFs are having the desired
effect, achieving their objectives
and delivering sustainable
development using a range of
measures to assess performance
against adopted policies
Annual Monitoring Target Target regarding housing delivery
per annum set by the Council or
the Mayor through the London
Plan.
Self-contained unit

A self-contained unit of
accommodation is one which
has a kitchen (or cooking area),
bathroom and toilet inside it for the
exclusive use of the household
living within the unit. If the
occupiers need to leave the unit
to gain access to any one of these
amenities then that unit is not selfcontained.

Appendix 1

Appendix 2

Appendix 3

Dwelling Size Priorities Table
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Appendix 4 - Travis Perkins Development
Proposals
Proposals will result in an increase in the amount of commercial and
industiral floorspace from 2,893m2 to 3,657m2 and will result in a
better quality accommodation as well. The ground floor will provide
purpose built, modern floorspace, with improved vehicular access and
servicing arrangements

Policies
LBC - DP13 - consider schemes for mixed use provided that the level of
employment floorspace is maintained or increased, they include other
priority uses and the proposed non-employment uses will not prejudice
continued industrial use in the surrounding area.

The scheme has been designed in order to ensure that the non LBC - CS8 and LBC - DP13 - seek to protect existing employment
employment uses will not prejudice continued industrial use on this sites, and safeguard existing employment sites and premises that
site or the surrounding area.
meet the needs of modern industry and other employers. Noise impact
assessment has been submitted and this states that any noise from plant
on the site will meet Camden’s noise standards.
The scheme proposes a large warehouse unit at ground floor, which
runs the entire length of the site. The warehouse is seven metres
tall and has been designed to house the existing Travis Perkins use,
which presently features industrial scale sheds with blank elevations
along the street.

London Plan policies 4B.9 and 4B.10, which set out specific design
requirements for tall and large-scale buildings, and are of particular
relevance to the proposed scheme. These policies set out specific
additional design requirements for tall and large-scale industrial buildings.

Full planning permission for a mixed use redevelopment, comprising LBC - DP13 supports development that retains employment use and
3,877 sq.m. builders merchant, together with student accommodation. provides other priority uses such as housing. LBC - DP26 and DP28
seek to ensure that new development does not cause noise disturbance
to future occupiers or neighbouring properties.

The proposal is to provide purpose built builders merchant (sui GLA (7.1) - The surrounding area is a mix of residential, commercial and
generis) accommodation at ground floor includes the entrance, refuse industrial uses
area and cycle storage for the student accommodation at the upper
floors, a plant area for both the commercial and student elements and
an associated open vehicular access area for maintenance of this
plant.
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Appendix 5 - Funding

Community Land Trust

CLTs are financed in different ways as it depends on local
circumstances.
Pre-development Funding:
• Community Led Project Support Funding: A £17m public
funding programme to support new community groups to submit a
planning application or Community Right to Build Order.
• Local Authorities may support pre-development costs.
Development Funding:
•

•
•

Local Authorities have the power to provide development finance
through a capital grant, revolving loan or deferred interest payment
upon completion.
Ethical Lenders like Triodos Bank can provide loans.
Homes and Communities Agency (HCA) have supported some
CLT schemes. The Affordable Homes Programme Framework 201115 gives CLTs the option of either join a Consortia of Registered
Providers or apply independently for a grant.

Sources of Land:
• Receive public land at little or no cost;
•

Acquire a site at open market value, through access to grant
funding or community crowd funding;

Housing Co-operative
Public Funding:
• Homes and Community Agency: Government grants are only
available to registered providers of affordable housing under the
new ‘Affordable Rent’ regime.
• The Great London Authority has responsibility to fund housing
associations since 2012.
• Local Authorities may support part of the pre-development costs.
• Commercial Banks (eg: National Cooperative Bank): Mortgage
loan from NCB can range from $200,000 or $50 million and can
be used to refinance existing debt, fund capital improvements, and
replenish reserves.
• Community and Co-operative Finance could lend up to £150,000
from their own funds and work with Triodos Bank to provide larger
loans. Additionally, a special financial package to help housing cooperatives is buy property is offered.
Private Funding:
• Building Societies or lenders could offer short-term loan to
housing cooperatives.
• The Community Grants Programme or donations can also
benefit housing cooperative schemes.

(Cooperative&CommunityFinance,n.d.)
http://www.coopfinance.coop/borrow/housing-cooperatives/
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Appendix 6 - Abbey Area Development
Proposals
This application proposes a net increase in the supply of homes of
166 new units, replacing 74 smaller units and including new high
quality affordable housing for Camden households.
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Policies
LBC - CS6 - maximise the supply of homes and minimise their loss,
with housing regarded as the priority land use.

Proposals represent maximum supply of residential and other uses
having regards to Council’s planning policies, Housing Strategy and
Community Investment Programme.

LBC - DP2 - seeks to maximise the supply of additional housing
and resists the loss of housing land to other uses.

Proposals promoting the requirement for a mixed housing stock for
a balanced and sustainable community.
The affordable housing proposals comprises a tenure split of
89.5% rented and 10.5% intermediate across all units, and 70%
against 30% when the replacement units to those currently existing
are factored out. Proposed development seeks 47.6% affordable
housing.

GLA (3.9) - promote balanced communities by tenure and income
GLA (3.11) - affordable housing with a target of 60% for rent and
40% intermediate housing.
LBC – CS6 –achieve 60% social rented and 40% intermediate
housing.LBC – DP3 - residential developments to contribute
affordable housing on site based on a sliding scale. For schemes
of 50 or more units target of 50% affordable housing is required.

Existing affordable units lost by this development are replaced in
this proposal.

LBC - DP4 - resists the loss of existing affordable housing.

Market and affordable are appropriately segregated.

LBC - DP3 - mixing rented and sale housing within the same stair/
lift arrangements poses difficulties.

Proposals provide a mix of affordable unit sizes. 34.3% of rented
housing is 3-Bed or more which meets the Housing Needs
requirement following Report by the Council’s Housing & Adult
Social Care Department.

LBC - DP5 - seeks to ensure a mixture of small and large
homes; the priority for rented homes being homes with 3 or more
bedrooms.

Appendix 7 - Holmes Road Developement
Reasons for decisions

Policies

1. Excessive proportion of high density student accommodation,
fails to deliver an appropriate mix of housing types including
private and or affordable residential to suit the site conditions.

CS1 (Distribution of growth), CS4 (Areas of more limited change),
CS5 (Managing the impact of growth and development), CS6
(Providing quality homes), DP1 (Mixed use development), DP2
(Making full use of Camdens capacity for housing), DP9 (Student
housing, bedsits and other housing with shared facilities) and
DP13 (Employment premises and sites) of the London Borough of
Camden Core Strategy and Development Policies 2010

2.Possilibility to result in an over-concentration of student
accommodation, harmful to the established mixed and inclusive
community, and would result in a loss of amenities to existing
residents.

CS5 (Managing the impact of growth and development), DP9
(Student housing, bedsits and other housing with shared facilities)
and DP26 (Managing the impact of development on occupiers
and neighbours) of the London Borough of Camden Core Strategy
and Development Policies 2010

3. Possibility to result in an unacceptable loss of existing flexible
employment floorspace which is suitable to meet the needs of
existing or alternative business users. The site has potential for
continued occupation by uses within the business use classes
including B1(c) light industrial and B8 storage and distribution and
could include provision of facilities suitable for small and medium
sized enterprises, such as managed, affordable workspace.

CS1 (Distribution of growth), CS6 (Providing quality homes), CS8
(Promoting a successful and inclusive Camden economy), DP1
(Mixed use development), DP2 (Making full use of Camden's
capacity for housing) and DP13 (Employment sites and
premises) of the London Borough of Camden Core Strategy and
Development Policies 2010

4. In the absence of a legal agreement for car-free housing,
would be likely to contribute unacceptably to parking stress and
congestion in the surrounding area.

CS11 (Promoting sustainable and efficient travel), CS19
(Delivering and monitoring the Core Strategy), DP18 (Parking
standards and limiting the availability of car parking) and DP19
(Managing the impact of parking) of the London Borough of
Camden Core Strategy and Development Policies 2010.
Source: 2009/5823/P, Application Refusal Reasons，Planning Application, Camden Council
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Appendix 8 - Mercedes Benz Hampstead Blackburn Development
Reasons for decisions
1.Possibility to involve a large number of residential units
exclusively for student use, and would therefore fail to provide for
a mix of units and mix of households suited to the site conditions
and the locality, and also fail to contribute to a sustainable, mixed
and inclusive community
2.The proposed development, establishes a legal agreement
to ensure that the student accommodation will not to be used
as conventional permanent Class C3 self-contained residential
flats, nor sold or let in the general market. It would not provide
an appropriate mix or contribution of affordable housing to meet
housing need in the area.
3. The proposed development, would fail to ensure that the
proposal would prevent the loss of authorised employmentgenerating floorspace on the site without replacement by
floorspace for an appropriate wide scope of business users.
4. In the absence of a legal agreement securing contributions
for public open space, health and community facilities, would be
likely to contribute unacceptably to pressure and demand on the
existing open space, community and health facilities in this area
5. The development fails to meet the need to provide affordable
housing for which there is a pressing housing need. The proposed
student accommodation would fail to demonstrate that it would be
located in appropriate proximity to the educational establishment
attended by the student occupiers.

Policies

Policies SD1 (Quality of Life) and H8 (Mix of Units) of the London
Borough of Camden Replacement Unitary Development Plan
2006, and National Planning Policy Statements PPS1 (Delivering
Sustainable Development) and PPS3 (Housing)

Policies SD1, H2 and H8 of the Replacement Camden Unitary
Development Plan 2006

Policies E2 and E3 of the Replacement Camden Unitary
Development Plan 2006.
Policies SD1 (Quality of Life), SD2 (Planning obligations) and N4
(Providing public open space) of the London Borough of Camden
Replacement Unitary Development Plan 2006

Policies H2 and H9 of the Replacement Camden Unitary
Development Plan 2006

Source: 2009/5823/P, Application Refusal Reasons，Planning Application, Camden Council
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Appendix 9

Appendix 10

Alternatives to accommodate students
Currently only 21% of full time HESA students are living in purposebuilt accommodation (GLA,2014), while 79% are living in alternative
housing types. These are listed below:
•
•
•
•
•

Shared student Houses/Flats
Host Families
Independent Student Hostels with charitable status
Homeshare
Ad Hoc Property Guardian

(London Student Guide, n.d.)

Case Study # 1
University of Queen Mary offers alternative accommodation to
students. Besides College accommodation and purpose-built student
accommodation, other choices include private rented flat or house,
home stay and private halls with mixed residents. Details can be
found on http://www.residences.qmul.ac.uk/alternative/

For the period of 2011-2021 (GLA,2009)
Type
Large site capacity (> 0.25 Ha)
Small site capacity (< 0.25 Ha)
Non-self contained units
Long term vacant land returning to use
Total Capacity
New Annual
Target
(2011-2021)
665

London Plan Annual
Target
(2007-2017)
595

2,798
3,360
1,647
0
7,805

Amount

Percentage Change
(%)
12%
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Appendix 11
EXISTING HOUSING STOCK AND MARKET
On average North London has a higher proportion of flats in
comparison to the average for England (19%).
Owner-occupation rates in Camden are around 35% of the
total.

HOUSEHOLDS IN HOUSING NEED
• 139,684 households are living in unsuitable housing
• 54,836 of those, need to move and are in need of affordable housing.
• 11,010 are in temporary housing or are sleeping rough.

Appendix 12
Indicator
Net additional
dwellings (previous
year)
Net additional
dwellings (reporting
year)

Target
London Plan housing
target for the preceding
5 years
500 self contained and
165 non self-contained
housing homes for
2012/13

Net additional
dwellings
(future years)

6,650 homes between
2011 and 2021 3,325
homes between 2013
and 2018 (3,990 with
20% margin)
To keep the annual
managed delivery
requirement below the
annual housing target
set by the London Plan
50% of all housing
in schemes of 10
dwellings or more to be
affordable

Managed delivery
target

Affordable housing
completions

54

Yes

Met?

Self contained target
met (566 homes), non
self-contained
target not met (-21) for
2012/13
On course

Not met for the
reporting year, but on
course for long term
Yes: 299 net affordable
dwellings were
completed, 53% of all
net additional homes
completed in the
Borough

Completed non self
contained dwellings by
type
Mix of dwelling sizes in
developments

Vacant dwellings

Gain of 165 non selfcontained dwellings
per year
To secure a range of
housing types to meet
housing needs

Reduce the number
of dwellings which are
vacant for more than 6
months
Net additional Gypsy
No net loss of gypsy
and Traveller pitches
traveller sites
Number and proportion All new housing to
of completed wheelmeet Lifetime Homes
chair homes
standards and be 10%
wheelchair housing

No. Recorded loss of
21 hostel bedrooms
Yes, Although numbers
do not follow precisely
the priority household
layouts, they there is
a good mix of housing
sizes across all tenures.
Yes: reduced from 313
to 210 (2011-2013)
Yes
Yes for permitted
schemes and where
possible without
undermining listed
edifications

Appendix 13

King’s Cross Growth area and Surroundings

King’s Cross Place Plan (2010)

Purpose
Camden and Islington Councils have prepared a joint place plan fro
the King’s Cross area (King’s Cross: Shaping the Future. A plan for
the wider King’s Cross Area, July 2012)
The document is not statutory and does not form part of the
development plan, however it provides a strategic vision for the
growth area and beyond
Vision
The document identifies that Camley Street provides a range of
employment and storage space, yet the area is underused and
poorly connected with the wider context, limiting opportunities for
residents in Elm Village to access services and facilities.
The Place Plan aims to improve the connectivity of the Camley
Street area, particularly walking routes.
It informs that the Council is exploring ways in which Camley Street
could be suitable for development and renewal for new housing and
employment facilities
Size 53 Ha
London
Camden Core
Plan (2011) Strategy (2010)
Overal
Housing
target

1,900

Employment 25,000
Capacity

Planning
Application (2004)
(Site Allocations)
1700 homes, of which
1700 homes, of
which 750 will be
750 will be affordable,
affordable, plus up to including 650 units of
650 units of student student housing
housing
25,000
25,000

(LBC & LBI,2004)
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Appendix 14

In terms of housing:
There will be no net loss of council homes in Camden - more homes will
be built under the CIP.
• Council tenancies will be secure.
• Council homes should not be replaced by housing association flats
(A possible exception is where a void property is too expensive to
repair)
• Camden tenants will not be moved out of the borough during
regeneration and will be given priority on new council flats built.
• Tenants will have a key role in the design of new flats, which will
replace ones which are old, damp, have poor electrics and heating.
• Leaseholders will be compensated for loss of their property at market
value plus 10%.
• Subject only to our legal and equalities obligations, we will always
aim to offer private residential flats, built for sale in order to fund
estate regeneration, to sons-and-daughters, key workers or public
sector workers before they go on the open market.
• New homes will be covered by the council rents policy, so there will
be no change to the existing payment structure agreed with tenant
representatives annually. Residents will receive financial support to
help move.
• Agar Grove Case Study: camden.gov.uk/agargrove
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Appendix 15
Type

Development Name

Year of
Approval
2004

Total
units
1700

Unit
types

1

King’s Cross Growth
Area

2

103 Camley St

2012

307

-

-

-

-

-

7

4 St Pancras Way (St
Pancras Hospital)
24-58 Royal College St
57-71
Pratt Street
Bangor Wharf,
Georgiana St
Agar Grove Estate

267 1b
14 2b
15 3b
11 4b
-

3

8
9
10

Goldington Estate
Bridgeway St Garages
101 Camley St

4
5
6

Tenure breakdown
750 affordable
650 student
300 market
307 student

Dwelling
type
Mixed

-

-

-

-

-

-

-

-

-

2013

244

-

-

2014

121

4S
19 1b
59 2b
36 3b
3 4b+
3S
52 1b
59 2b
38 3b
2 4b+
12b
5 1b
5 2b
4 3b

240 market,
37 intermediate
216 social rent units
91 Market
16 Affordable rent
14 Shared ownership
117 Market
21 Affordable
16 Shared ownership

Mixed

Affordable

Selfcontained
flats
mixed
Self
contained
flats
mixed
SelfContained

Mixed
Flats

11

102 Camley St

2014

154

12
13

57 Bayham Place
30 Camden Street

2014
2013

1
14

14

67-72 Plender Street,
Bayham Place Estate
garages

2014

31

12 1b
16 2b
3 3b

Market

15

13 Mandela St

2013

7

Market

16

164 Chalton Street

2012

5

17
18

1-5 St Pancras Way
11-13 St Pancras Way
(Travis Perkins)
22-24 St Pancras Way
Goldington Buildings
Royal College St
51-53 Agar Grove
25 Agar Grove
79 Camden Rd

2014

44
563

3 2b
2 1b
2S
1 3b
3 2b
1 1b
-

Student

SelfContained
units
Flats
-

2011

72
30

Social

Flats

-

174-178 Kentish Town
Rd
4 St. Augustine’s Rd

2014

13

50 1b
99 2b
14 3b
3 4b
-

Market
Market
82 Market
46 Affordable
38 Intermediate

-

2015

8
5
166

7 2b
21 3b+
-

-

-

2014

9

4 2b

-

Flats

19
20
21
22
23

24
25

Market

16

164 Chalton Street

2012

5

17
18

1-5 St Pancras Way
11-13 St Pancras Way
(Travis Perkins)
22-24 St Pancras Way
Goldington Buildings
Royal College St
51-53 Agar Grove
25 Agar Grove
79 Camden Rd

2014

44
563

2011

72
30

2015

8
5
166

2014

13

25

174-178 Kentish Town
Rd
4 St. Augustine’s Rd

2014

9

26
27

15-20 Baynes St
Maiden Lane Estate

2014
2014

27
265

28
29

11 St Paul’s Mews
61-63 Rochester Place

2013
2012

1
6

30
31

130 Kentish Town Rd
Twyman House
31-39 Camden Rd

2011
2013

3
72

32

236 Camden Rd

2013

5

33
34

8 Camden Rd
1-10 Church Studios,
Camden Park Road,

2013
2011

4
12

19
20
21
22
23

24

2S
1 3b
3 2b
1 1b
7 2b
21 3b+
50 1b
99 2b
14 3b
3 4b
4 2b
5 3b
99 1b
130 2b
28 3b
8 4b+

Market
Student

SelfContained
units
Flats
-

Social

Flats

Market
Market
82 Market
46 Affordable
38 Intermediate

-

-

-

-

Flats

141 Market, 71 social
53 intermediate

Units
Flats

-

Selfcontained
flats
26 1b
26 2b
18 3b
2 4b
1S
1 1b
2 2b
1 3b
4 2b

28 Market
23 Intermediate
21 social

Flats

Market

Flats

Market
Market

maisonettes
Selfcontained
units

-

57

