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Sent: 20 December 2024 13:25

To: Daren Zuk

Cc: Planning

Subject: Scoping Comment Bacton Low Rise Estate

Attachments: Scoping Comment Bacton Low Rise Estate.docx

[EXTERNAL EMAIL] Beware – This email originated outside Camden Council and may be malicious Please take extra 

care with any links, attachments, requests to take action or for you to verify your password etc.  

Good afternoon Daren, 

                                          Please find attached the scoping comment for the Bacton Low Rise Estate. If you have any 

questions please do not hesitate to ask. I am off now until 7th of January. 

 

Hope you have a god Christmas 

 

Kind regards 

 

Aran 

 

 

 
 

 

NOTICE - This email and any attachments are solely for the intended recipient and may be 

confidential. If you have received this email in error, please notify the sender and delete it from your 

system. Do not use, copy or disclose the information contained in this email or in any attachment 

without the permission of the sender. Metropolitan Police Service (MPS) communication systems are 

monitored to the extent permitted by law and any email and/or attachments may be read by 

monitoring staff. Only specified personnel are authorised to conclude binding agreements on behalf 

of the MPS by email and no responsibility is accepted for unauthorised agreements reached with 

other personnel. While reasonable precautions have been taken to ensure no viruses are present in 

this email, its security and that of any attachments cannot be guaranteed.  



Scoping Comment – Bacton Low Rise Estate 
 

Thank you for allowing me to comment on the proposed development involving delivering a significant 
number of homes on the former Bacton Low Rise Estate. 
 
I have not had a meeting with the architects in reference to the proposal, as such my comments will 
be general to the area as befits a scoping opinion.  
 
Should permission be granted for this development, I would ask for buildings to obtain Secured by 
Design certification via early engagement, for the following reasons. 
 
Crime trends: 
 
The proposed location of the development lies to the South of Lismore circus and is bordered to the 
North, East and South by Wellesley Road and the West by Haverstock Road. Crime and anti-social 
behaviour are material considerations for this proposal, as seen from current crime figures. This area 
comes under the ward of Gospel Oak. The top reported crimes for this ward for the Month of 
October 2024 (taken from the police UK website) were violence and sexual offences, antisocial 
behaviour, vehicle crime and other theft. Other offences of note for this ward include theft from the 
person, burglary and criminal damage. There are issues with drugs around this area.  
 

 
 

The graphic above is for the most commonly reported crimes for Gospel Oak ward. The figures have been taken 
from the Police UK website.  

 
This location only a few streets away from Lismore Circus which has issues with gang activity, drugs 
and knife crime. I have within the last two (2) years conducted an environmental visual audit. This 
area garnered local press attention prior to the request for DOCO assistance when the Mayor of 
London was present during a weapon sweep and two (2) zombie knives were discovered in close 
proximity to a children’s play park. Ensuring the site has good natural surveillance and legitimate 
activity will be vital to ensure an antisocial element does not take hold. A secure by design condition 
can assist in supporting this.  
 
Crime and ASB as material considerations for this site: 
 
The scoping report makes several references to potential receptors which may be impacted by the 
proposed development and may need to be considered as part of the assessment. Two of the 



receptors are directly relevant to crime and disorder: Socio-economics and Health (pages 63 and 
P68). Crime and disorder are relevant considerations and need to be addressed. In socio-economic 
terms, the current crime trends in this area can have a negative impact upon the quality of life for 
both residents and businesses and could continue to do so for future residents and workers on this 
proposed site. The health impact assessment needs to be viewed but crime reduction and 
community safety should be an important determinant to health. In effect, a safe development with 
low rates of crime and ASB will also have a healthier and happier community which will be less 
worried about crime and the fear of crime and will not be exposed to its side effects. 
 
 
Initial concerns from the site: 
 
There are several concerns for this proposed outline.  
 

• Separation of public realm and residential will be key. There should be no areas of crossover 

that could lead to potential conflict. This site will be a very permeable site and it is 

imperative that the space be activated from ground floor to ensure it remains legitimate. 

This will provide good natural surveillance. Permeability in the form of footpaths needs to be 

considered carefully as ‘leaky’ developments (with secluded footpaths) can be a breeding 

ground for anti-social behaviour and crime. A multi-use common access route is preferred 

where there is vehicular movement, pedestrian traffic and cycle lanes. This enables a good 

level of vehicle use and footfall boosting the natural surveillance along key routes into the 

site. There should be no separate footpaths as these are often poorly overlooked and can be 

flash points for street crime including robbery type offences as well as sexual assault and 

other violent crime. 

• Landscaping to provide clear access routes with excellent lines of sight. Visibility lowers the 

fear of crime. There should be no opportunities for concealment which could increase the 

risk of robbery, burglary and theft. Concealment also includes the stashing of weapons, 

drugs and other illicit items. 

• Schools and other local amenities were mentioned but it did not divulge whether these were 

already oversubscribed. With the amount of development taking place within Camden there 

will be increased pressure on local facilities. The report stated that GP’s were still taking on 

patients but could this uptake in residents be accepted. There was no mention of whether 

dentists have availability either.  

• Lighting will also be important within this development and externally should meet BS 5489-

1 2020. 

Other considerations: 
 
 

• If light industrial/commercial mixed use will occupy ground floor space with residential units 

above this should be considered carefully, as after a certain time (1700/1800 hours) there 

will be much reduced legitimate activity around these ground floor areas. This will reduce 

the footfall and natural surveillance and produce an environment where groups could 

gather, the result of which could be an increase in ASB. With groups loitering and associated 

rowdy behaviour, this will increase the fear of crime for the residents - some of whom may 

be reluctant to venture out after a certain time. 

 

• For blocks of residential units access control and compartmentalisation will be key to 

mitigating the risk of anti-social behaviour and acquisitive/opportunistic crime. Drugs are 



also a key issue for the borough of Camden and the development must not become a kindly 

habitat for gangs to enter and take control.  

 

• There is already a large night time economy for the borough of Camden and this could 

overspill into the new development, with numerous pubs and bars nearby on Chalk Farm 

and Kentish Town Roads. Permeability will be a key factor as there is already a burglary and 

opportunistic theft trend for the area. Landscaping will also be important. Lines of sight, lack 

of concealment opportunities, reduced opportunities for group seating/gathering.  

 

• The development may wish to be car free; such proposals may be difficult to manage in 

reality, as residents and workers may resort to parking in nearby roads thereby increasing 

traffic pressure in the surrounding area. Should the development seek to include car 

parking, careful consideration will be needed about appropriate parking areas. Open under 

crofts and insecure underground car parks can become plagued with crime and ASB, 

especially in areas with an active drug scene. 

 
Similar developments within Camden: 
 
Mount Pleasant, Morrison’s Chalk Farm, Agar Grove, Maitland Park Villas and West Kentish Town 
Estate). All have benefited from the advice of Met Police design out crime officers and some have 
pursued and achieved Secured by Design certification. The proposed site should be no different and 
should be conditioned to achieve SBD certification. 
 
 
I therefore propose that crime and disorder are material considerations for this site as described 
within the scoping report. These concerns can be allayed by the council agreeing to a condition for 
the development to achieve Secured by Design certification for all phases prior to occupation 
including residential, commercial and educational areas, to be maintained in line with SBD 
certification thereafter. This will require ongoing engagement at an early stage of each phase 
between the designing out crime officer and the development team. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



The NPPF and Camden’s own local guidance can support this proposal: 
 
Section 91 of the NPPF states:  
 
Planning policies and decisions should aim to achieve healthy, inclusive and safe places which.. 

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion – for example through the use of 
clear and legible pedestrian routes, and high quality public space, which encourage the 
active and continual use of public areas;…..” 

 
Section 127 of the NPPF further adds: 
 
Planning policies and decisions should ensure that developments.. 

f) create places that are safe, inclusive and accessible and which promote health and 
well-being, with a high standard of amenity for existing and future users, and where 
crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience …..” 

 
 
Taken from the Camden Supplementary Guide to Design (January 2021 revision) 

• The Council requires that developments demonstrate that they have been designed to 
contribute to community safety and security. 

• Security features must be fully considered and incorporated at an early stage in the design 
process. 

• Designing-against crime features, safe access and security measures must complement other 
design considerations and be considered as part of a holistic approach to designing and 
maintaining safer environments for all. 

• Better designed environments support safer and healthier communities. 

• Consideration will be given to the impact of measures on the surrounding area to ensure that 
there is not displacement of activity into surrounding neighbourhoods. 

• Safer environments support healthier communities. 
 
In accordance with Local Plan Policy C5 Safety and Security, the Council will require applicants to 
demonstrate that all impacts of their proposal on crime and community safety have been considered 
and addressed. Applicants should be able to demonstrate that they have consulted Met Police 
Designing Out Crime Officer (details of which can be found at www.securedbydesign.com) and that 
proposals take into account the advice given and achieve Secured by Design certification, where 
appropriate. 
 
Policy C5 Safety and security (From the Camden Local Plan) 
The Council will aim to make Camden a safer place. We will: 
 

(a)  work with our partners including the Camden Community Safety Partnership to tackle crime, 
fear of crime and antisocial behaviour; 

(b) Require developments to demonstrate that they have incorporated design principles which 
contribute to community safety and security, particularly in wards with relatively high levels 
of crime, such as Holborn and Covent Garden, Camden Town with Primrose Hill and 
Bloomsbury; 

(c) Require appropriate security and community safety measures in buildings, spaces and the 
transport system; 

(d) Promote safer streets and public areas; 

https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.securedbydesign.com%2F&data=04%7C01%7CAran.L.Johnston%40met.police.uk%7C79a74e93e9434dff94a008d8c9b313e2%7Cf3ee2a7e72354d28ab42617c4c17f0c1%7C0%7C0%7C637481118250278966%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=QSRH3WSaqCK1abR8Il3mGJ9n4rJlSayhGDDce5to%2FnE%3D&reserved=0


(e) Address the cumulative impact of food, drink and entertainment uses, particularly in Camden 
Town, Central London and other centres and ensure Camden’s businesses and organisations 
providing food, drink and entertainment uses take responsibility for reducing the 
opportunities for crime through effective management and design; and 

(f) Promote the development of pedestrian friendly spaces. 
 

We strongly encourage security features to be incorporated into a scheme from the beginning of the 
design process and complement other key design considerations. Internal security measures are 
preferred. Further information on designing safer environments is set out in our supplementary 
planning document Camden Planning Guidance on design. 
 
It is important to take a proactive approach at an early stage to reduce risks and opportunities for 
crime and ASB to occur, rather than relying on reactive measures such as 
CCTV, which should only be used as part of a package of measures to reduce crime. Incorporating 
designing out crime features into a development should complement other key design considerations 
and high quality architecture and design should still be achieved. 
Considering good design early in the design process will lead to a better quality development overall. 
 
 
The design of streets, public areas and the spaces between buildings needs to be accessible, safe and 
uncluttered. Careful consideration needs to be given to the design and location of any street furniture 
or equipment in order to ensure that they do not obscure public views or create spaces that would 
encourage antisocial behaviour. The use of the site and layout should also be carefully considered as 
these can also have a major impact on community safety. 
 
From the Camden local plan; 
“ Camden’s food, drink and licensed entertainment premises contribute to the attractiveness and 
vibrancy of the borough but, where there is a concentration of late night activity, there can also be 
problems such as noise and disturbance, littering, antisocial behaviour, crime and violence. The 
cumulative impact of these uses will therefore be assessed in line with our town centre policies, 
particularly Policy TC4 Town centre uses and Policy A1 Managing the impact of development. The 
Council will also take into consideration any concerns raised from stakeholders within adjoining areas 
beyond Camden’s boundaries. Alcohol related crime and late night disorder have been identified as 
significant issues, particularly within Camden Town and the Seven Dials area of Central 
London. Camden’s Statement of Licensing Policy sets out the Council’s approach to licensing and 
special licensing policies apply to these areas.” 
 
 
 


