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Development Management Forum: Bacton Low Rise 

Monday 23rd July 2012

6:15pm to 8:30pm 

Gospel Oak Primary School, Mansfield Road, London, NW3 2JB 

Site: District Housing Office, 115 Wellesley Road and workshop buildings, 2-16 
Vicars Road and the phased demolition and redevelopment of Bacton Low 
Rise, Haverstock Road, NW5.

Proposal:

• Demolition and redevelopment of the District Housing Office (115 Wellesley 
Road) and workshop buildings (2-16 Vicar’s Road), followed by phased 
demolition and redevelopment of Bacton Low Rise (residential properties at 
nos. 121-219 – 99 units in total) to provide approximately 300 residential 
units, comprising both affordable and market properties, across the two sites 
within buildings ranging from 3 to 7 storeys in height and associated works. 
The proposal does not include Bacton Tower. 

Context:

A Development Management Forum is a pre-application public meeting at which the 
developer, in this case the Councils Housing Department, presents their proposals 
for complex or major developments before a formal planning application is submitted 
to the Councils Planning Department. It gives the local community the opportunity to 
express their views and ask questions, allowing issues to be raised at an early stage. 

EW explained that the Development Management Forum is not a decision making 
forum and that the Councils Planning Officers were not here to give their views. This 
meeting is not an analysis of the proposed scheme and does not asses whether the 
proposal is acceptable at this stage. The forum does not replace the formal 
consultation process which is carried out when a planning application is submitted. 

Applicant: Housing and Adult Social Care Department, Camden Council 

Present:

Councillors, London Borough of Camden 

Cllr Valerie Leach – Highgate Ward Member and Cabinet Member for Regeneration 
and Growth

Cllr Johnny Bucknell – Belsize Ward Member  

Cllr Larraine Revah – Gospel Oak Ward Member  

Housing and Adult Social Care, Camden Council as Developer  

Julia Farr – Senior Development Manager, Housing and Adult Social Care, London 
Borough of Camden

Paul Karakusevic – Partner, Karakusevic Carson Architects 
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Sarah Price – Director, Quod Planning Consultants  

Rachael Matthiae - Senior Project Manager, EC Harris

Tim Preston, Partner, EC Harris

Stefan Mannewitz - Karakusevic Carson Architects 

Caroline Hull - Karakusevic Carson Architects 

Camden Council Planning Officers 

Ed Watson (EW)  Assistant Direct Regeneration and Planning

Jonathan Markwell (JM) Senior Planning Officer 

Sara Whelan   Note taker and Advice and Consultation Team Manager

Darlene Dike   Note taker and Planning Officer  

Amy Spurdle   Planning Officer 

Dawn Allott   Community Liaison Officer 

Members of the Community  

Sarah Robbins Bacton Low Rise TRA 
Noah Kwakye Bacton Low Rise TRA 
Simone Lewis Bacton TRA 
Julie Jackson Bacton TRA
Alex Newnham Barrington Court RTA 
Dorian Courtesi Barrington Court TRA 
Mary Stephenson Barrington Court TRA 
Mick Farrant  EGOVRA
Mary Barnes  EGOVRA
Judith Silver EGOVRA
R Thorpe KPTA
Jeanette Estabrook L and W TRA 
Sergio St Martins Church 
M J Hennessey St Martins Church, Church warden 
A Morgan St Martins TRA 
Erl Lee Vicars Road RA
Gavin Miller  Vicars Road RA  
Loraine Reevah 
Valerie Leach 
Johnny Bucknell 
Lorraine Reevah
N Stephens 
C Kemp
Andrew Marco 
S Siddiqui 
Ruth Jackson 
Louise Ryan  
Kirsten Lees 
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Rebecca Watts
Tina Watts
Jo Bamford 
Marie Wilkinson 
M Fairfax-jones 
Dinah Gallop  
Mr B S Ashwey 
CE Reynolds  
M Geccelli 
R Ferror 
Sanlta Kurts 
S Gafney 
J Kanaris 
Tim Martin
Clare Martin 
J Horton 
M Oliver 
Henrietta
Amanda Lewis 
Paul Atherton 
Meral Nebi 
Leida Laumets 
J kemp 
Ian Creer 
V packer 
Sara Adams 
Janes Jacovides 
Robert Cane 
John Woniem 
Val Dunn 
Asnakech Wube 
Sally Gaffney 
Galatea Kauernove
Donna Brown 
M C Brilt 
J Ryan 
Judy Millett 
Bruce Robertson
K Bilton
F Williamson 
Sarah Quisley 
Ruth Jackson 
Flusia Dias 
Shib Chaudhy 
S Fohnet 
Jim Widdowson 

Introduction
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Ed Watson (EW) welcomed attendees and gave a brief explanation of the purpose 
and remit of the Development Management Forum. 

A Development Management Forum is a pre-application public meeting at which the 
developer, in this case the Councils Housing Department, presents their proposals 
for complex or major developments before a formal planning application is submitted 
to the Councils Planning Department. It gives the local community the opportunity to 
express their views and ask questions, allowing issues to be raised at an early stage. 

EW explained that the Development Management Forum is not a decision making 
forum and that the Councils Planning Officers were not here to give their views. The 
forum does not replace the formal consultation process which is carried out when a 
planning application is submitted. 

EW asked members of the press and councillors to identify themselves.  

Three members present: Cllr Larraine Revah Cllr Valerie Leach and Cllr Johnny 
Bucknell and no press were present. 

Ed W explained that Development Control Committee Members should not express 
a view in favour or against proposals in order not to prejudice any future decision on 
an application 

EW introduced representatives present at the meeting, set out the agenda and 
format for the meeting. 

Summary of the site  

Jonathan Markwell (JM) gave an overview of the site explaining the planning policies 
and key considerations which are likely to be taken into account if/when a planning 
application is submitted. 

• The main planning considerations would include; detailed design, materials, 
height bulk and massing, day light and sunlight, security, impact on St Martin’s 
Church and former Church Hall/ French School (Listed Buildings), environmental 
enhancements, residential amenity, community regeneration, affordable housing, 
loss of employment floorspace.

• Clarified that the scheme did not include Bacton Tower nor is it understood to 
include any basements 

• The surrounding area includes a Grade I listed building, Lismore Circus and 
Gospel Oak Public Open Space

• The planning policies include Camden’s Local Development Framework and 
Camden Planning Guidance, the London Plan and National Planning Policy 
Framework

Councils Housing Department as Developer - presentation 

PK from Karakusevic Carson Architects introduced himself. He explained that he is 
acting on behalf of the Councils Housing Department who are the developer. He has 
been working on the project for approximately 1 year.

  ‐ 4 ‐ 
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The proposal is for demolition and redevelopment of the District Housing Office (115 
Wellesley Road) and workshop buildings (2-16 Vicar’s Road), followed by phased 
demolition and redevelopment of Bacton Low Rise (residential properties at nos. 
121-219 – 99 units in total) to provide approximately 300 residential units, comprising 
both affordable and market properties, across the two sites within buildings ranging 
from 3 to 7 storeys in height and associated works. The proposal does not include 
Bacton Tower. 

The Council want to achieve: 

• Investment – money to reinvest in the estate 

• Affordable housing – increase opportunity  

• Regeneration – investment into public areas and infrastructure

PK from Karakusevic Carson Architects explained the context of the site and the 
proposal in more detail. 

The proposal seeks to replace buildings which are near the end of their life. They are 
buildings which as originally built were not good design and have been neglected 
over the years. Many Bacton Low Rise properties suffer from damp and the buildings 
are poorly laid out.

The architects have been talking to and involving residents in the design as much as 
possible; the aim is to reintroduce streets and proper housing. The area is 
constrained by a railway line which is noisy and reduces the air quality in the area 
and St Martin’s Church in the middle which is a Grade I listed building. However the 
Church, as a building is also an opportunity to stitch the neighbourhood back 
together. The architect showed photos of the area. The area has many positive 
aspects such as the attractive Victorian terrace streets and good quality trees these 
benefits will be built upon in the designs for the area.

The type and design of housing is still evolving, however the idea is to have as many 
front doors at street level as possible and to provide courtyard or rooftop gardens to 
new homes. The proposals would rejuvenate Haverstock Road and provide links 
through the area.

The early briefings and interviews with the Tenants and Residents indicated that 
there was strong support for the redevelopment of properties in the area but the 
community did not want to see high buildings. However the architect had explained 
that through good design it is possible to include buildings of a reasonable height 
that will not harm the views and character of the area. This will also make the 
scheme work out as financially viable, as the money gained from the sale of private 
(market) housing would help fund the affordable housing. In short, the project as a 
whole will not progress unless it is financially viable. The height would be mostly 4-5 
storeys across the site, with some 2-3 and 4 storeys and other parts rising to 6-7 
storeys. The scheme has been designed with good massing, appropriate design and 
well laid out new streets.  

The previous Bacton fun days have indicated that the community wanted to see a 
variety of roofs on the new buildings, so that they tie in with the surrounding streets. 
The views of St Martin’s Church will be carefully considered including making a 
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proposed east-west pedestrian link which would be widened in the area closest to 
the Church, allowing pedestrians to view the double gable end of St Martins Church. 
It also allows the Church to have a good amount of space and air around it. The 
proposal would provide excellent quality new housing which goes beyond the Mayor 
of London’s minimum standards. It would be a great improvement on existing 
housing and would not include long elevated walkways but doors onto streets and 
shared communal corridors/lifts that feel safe and allow where people get to know 
their neighbours.

The aim is that in the completed development all new homes will look the same 
whether they are Council owned or privately owned. The same builders and good 
quality materials will be used throughout the development. Samples of materials 
have been bought along tonight and the architects will continue to discuss these with 
the community.   

The proposal would be phased old housing could not be demolished until new 
housing has been built for residents to move into. The proposal would be carried out 
in three phases, each of which would include a combination of Council owned and 
market properties. By phase 2 all existing residents will be re-housed. The revenue 
generated from the sale of market housing will recover the costs of re-building the 
Council owned housing in phases 1 and 2.  The business space (Class B1 space) is 
also being explored to be replaced in phase 3. 

The phasing is currently anticipated to be;  

Phase 1 (The existing District Housing Office site) – Demolish the existing buildings 
and build new housing (a combination of market, shared ownership and social rented 
properties). Decant of existing residents from the southern part of Bacton Low Rise 
to newly built properties on the District Housing Office site.    

Phase 2 (The southern part of the existing Bacton Low Rise) – Demolish the existing 
buildings and build new housing (a combination of market, shared ownership and 
social rented properties). Decant of existing residents from the northern part of 
Bacton Low Rise to the newly built properties on the southern part of the existing 
Bacton Low Rise site.

Phase 3 (The northern part of the existing Bacton Low Rise) – Demolish the existing 
buildings and build new housing (a combination of market, shared ownership and 
social rented properties) and possibly replacement Class B1 units.   

The first meetings with Planners at Camden Council and with the Mayor of London 
have gone well.

Question (Q) and Answer (A) session 

After the presentations from the Councils Planning Officer (Jonathan Markwell) and 
the developer, in this case the Councils Housing Department (Julia Farr) and 
architects (Paul Karakusevic) the floor was opened up for the community to ask 
questions. These questions were mostly answered by the Councils Housing 
Department and architect to answer as they are the developers. The questions 
focused on material planning considerations.   

Existing and proposed uses 
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