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1 Introduction 

What is Camden Planning Guidance? 

1.1 We have updated this Camden Planning Guidance (CPG) to support the 
policies in the Camden Local Plan 2017. This guidance forms a 
Supplementary Planning Document (SPD) which is an additional 
“material consideration” in planning decisions.  

1.2 The Council formally adopted CPG2 Housing on 6 April 2011 following 
statutory consultation. The Camden Planning Guidance documents 
(CPG1 to CPG8) replace Camden Planning Guidance 2006. 

1.3 CPG2 Housing has been subject to four updates:  

 4 September 2013 following statutory consultation in November to 
December 2012; 

 17 July 2015 following statutory consultation in March to April 2015;  

 6 May 2016 following statutory consultation in February to April 2016 
(the updated document is referred to as Housing CPG 2016); and 

 26 March 2018 following statutory consultation in November 2017 to 
January 2018. 

Details on these updates and the consultation process are available at 
camden.gov.uk/cpg.  

1.4 The final update followed the adoption of the Camden Local Plan in 
3 July 2017. This update deleted some parts of the Housing CPG 2016, 
and replaced them with a standalone document 'Interim Housing CPG'. 
The Interim Housing CPG will be incorporated into a new set of Camden 
Planning Guidance documents as part of a wider review expected to 
take place in 2018. 

1.5 We have added notes throughout this document to indicate paragraphs 
that have been deleted or replaced by the Interim Housing CPG. 

1.6 The Interim Housing CPG has been produced because: 

 there are a number of policy changes emerging at regional and 
national level that would quickly have overtaken and superseded a 
full review of CPG2 if it had taken place in autumn 2017; 

 emerging policy changes include the Government's revised National 
Planning Policy Framework – including new affordable housing 
definitions; but 

 some elements of CPG2 needed to be replaced quickly to guide 
implementation of new policies in the Camden Local Plan 2017 that 
are substantially different from earlier policies. 

1.7 The updated elements of the guidance are consistent with the Camden 
Local Plan 2017. The Camden Local Plan 2017 has greater statutory 
weight than Housing CPG 2016, and where there is any apparent 

http://www.camden.gov.uk/cpg
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conflict between Housing CPG 2016 and the Local Plan, the Local Plan 
will prevail. 

1.8 The Camden Planning Guidance covers a range of topics (such as 
design, sustainability, amenity and planning obligations) and so all of the 
sections should be read in conjunction, and within the context of the 
Camden Local Plan 2017.  
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What does this guidance cover? 

1.9 This guidance provides information on all types of housing development 
within the borough. It provides specific guidance on: 

 Affordable housing and housing in mixed use development – see also 
the standalone Interim Housing CPG 
(information on the split between the documents is provided in 
paragraph 1.11 of this guidance) 

 Student housing 

 Development involving net loss of homes 

1.10 The Interim Housing CPG provides specific guidance on: 

 other aspects of Affordable housing and housing in mixed use 
development 
(information on the split between the documents is provided in 
paragraph 1.11 of this guidance) 

 Residential development standards (including accessibility) 

1.11 The guidance on “Affordable housing and housing in mixed use 
development” is divided into a number of subsections. Each subsection 
deals with a different question relating the requirements of Policies H2 
and H4 of the Camden Local Plan 2017. They are split between this 
document and the standalone Interim Housing CPG as follows: 

 what is affordable housing? - see the Interim Housing CPG 

 which developments should include self-contained housing as part of 
a mix of uses? – see the Interim Housing CPG 

 which developments should contribute to affordable housing? – see 
the Interim Housing CPG 

 how should affordable housing be provided? – see the interim 
guidance 

 how much affordable housing do we expect? – see the Interim 
Housing CPG 

 how much housing and affordable housing do we expect as part of a 
mix of uses – see the Interim Housing CPG 

 what types of affordable housing do we expect? – see the Interim 
Housing CPG 

 how will the Council consider financial viability? – included in this 
document except for the subsection 'Transparency and confidential 
viability information', which is in the Interim Housing CPG 

 can the market housing and affordable housing be provided off-site? 
– included in this document except for the subsections related to 
'Payments in Lieu', which are in the Interim Housing CPG 

1.12 Taken together, this document and the Interim Housing CPG highlight 
the Council’s requirements and guidelines which support the Camden 
Local Plan 2017 policies: 
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 G1 – Delivery and location of growth 

 H1 - Maximising housing supply 

 H2 - Maximising the supply of self-contained housing from mixed use 
schemes 

 H3 - Protecting existing homes 

 H4 - Maximising the supply of affordable housing 

 H5 - Protecting and improving affordable housing 

 H6 – Housing choice and mix 

 H7 - Large and small homes 

 H8 - Housing for older people, homeless people and vulnerable 
people 

 H9- Student housing 

 H10 - Housing with shared facilities 

 A1 - Managing the impact of development 

 D1 - Design 
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2 Affordable housing and housing in 
mixed use development 

This sub-section (Key Messages and paragraphs 2.1 to 2.5) has been 
replaced by Interim Housing CPG (Key Messages and paragraphs IH2.1 
to IH2.5). 

When does this guidance apply? 

This sub-section (paragraphs 2.6 to 2.11) has been replaced by Interim 
Housing CPG (paragraphs IH2.6 to IH2.8). 

What is affordable housing? 

This sub-section (paragraphs 2.12 to 2.21) has been replaced by Interim 
Housing CPG (paragraphs IH2.9 to IH2.17). 

Which developments should contribute to affordable 
housing? 

This sub-section (paragraphs 2.22 to 2.31) has been replaced by Interim 
Housing CPG (paragraphs IH2.23 to 2.33). 

How much affordable housing do we expect? 

This sub-section (paragraphs 2.32 to 2.41) has been replaced by Interim 
Housing CPG (paragraphs IH2.37 to IH2.54). 

What types of affordable housing do we expect? 

This sub-section (paragraphs 2.42 to 2.59) has been replaced by Interim 
Housing CPG (paragraphs IH2.70 to IH2.89). 

How is affordable housing funded? 

This sub-section of CPG2 (paragraphs 2.60 to 2.64) has been deleted. 
A new section in Interim Housing CPG sets out how affordable housing 
should be provided (paragraphs IH2.34 to IH2.36). 
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How will the Council consider financial viability? 

Policy background to financial viability appraisal 

2.65 Our Core Strategy and Development Policies outline a number of 
Council aims and commitments relating to housing and mixed-use 
development that provide a framework for considering financial viability: 

 housing is the priority land-use of the Local Development Framework 

 we will seek to maximise the supply of additional housing, and 

 we will seek the maximum reasonable amount of affordable 
housing on each site, taking into account specific circumstances 
including the financial viability of the development 

 to maximise overall housing supply, we will implement policies flexibly 
in response to economic uncertainty 

 to ensure that housing development is viable, we may consider 
varying the proportion and/ or type of market and affordable housing 
in a development, or consider off-site solutions where necessary (see 
the sub-section 'Can the affordable housing be provided off-site?') 

2.66 Where a development provides an addition of 200 sq m or more (gross) 
of non-residential floorspace in the Central London Area or the larger 
town centres, applicants will need to demonstrate that the development 
is providing an appropriate contribution to the supply of housing. Where 
a development has capacity for 10 or more additional dwellings, 
applicants will need to demonstrate that the development is providing 
the maximum reasonable amount of affordable housing. In most cases, 
the applicant will be required to submit a financial viability appraisal to 
justify the proportions of housing and affordable housing proposed. 
Where viability will be a key factor influencing the content of 
development and the extent of planning obligations the Council strongly 
encourages discussion of viability at the pre-application stage – see 
paragraphs 2.71 to 2.74 below. 

2.67 There is a limited amount of government guidance on how development 
viability should be considered in decision-taking, primarily paragraph 173 
of the NPPF and National Planning Practice Guidance (NPPG) ID10 
paragraphs 1 to 4 and 16 to 24. Paragraph 2 indicates that there is no 
single approach to viability assessment, and there is a range of sector 
led guidance available. The GLA has developed a methodology for 
financial viability appraisal in London in the form of an annually reviewed 
Development Control/ Development Appraisal Toolkit, and this is 
accompanied by detailed Guidance Notes. As well as providing 
information on the operation of the Toolkit, the Guidance Notes provide 
more general advice on viability appraisal, and will be used to inform the 
Council's approach.  

What is financial viability appraisal? 

2.68 The NPPF advises that a viable development should provide competitive 
returns to a willing landowner and a willing developer. A financial viability 



Camden Planning Guidance | Housing | Affordable housing and mixed use 

 

 

11 

appraisal can be used to explore whether the NPPF test of viability is 
met by assessing the value of a development, subtracting an 
assessment of development costs and a competitive developer return, 
and establishing the remaining land value available to provide a return to 
the landowner. 

2.69 A financial viability appraisal is a balance sheet for the development 
which enables all scheme costs and revenues to be taken fully into 
account. The Council expects viability appraisals to generate a 'residual 
land value'. The residual land value is the sum available to fund land 
purchase once all scheme revenues and costs have been taken into 
account, including provision of affordable housing, other planning 
obligations and the return to the developer but excluding any price 
already paid for land acquisition. Figure 4 sets out some of the typical 
inputs used in viability appraisal. 

2.70 Schemes are considered to be viable where the residual land value 
(taking into account the provision of affordable housing and other 
planning obligations) matches or exceeds a benchmark land value for 
the site. The benchmark land value represents the competitive price at 
which a reasonable land owner would be willing to sell their land for 
development. This value will depend on the particular circumstances of 
the site (eg whether the land is vacant or occupied, the condition and 
marketability of any buildings) and the options available. The Council will 
seek to agree the benchmark value with the applicant, with the 
assistance of advice from any appointed independent verifier.  

Figure 4. Typical inputs to financial viability appraisal 

Cost inputs Revenue inputs 

demolition and build costs 
(supported by an elemental cost plan) 

professional fees 

marketing fees 

development finance costs 

land finance and holding costs 
(for the period covering land 
acquisition/ scheme preparation, 
planning application and development) 

planning obligations other than 
affordable housing 

developer's return (non-residential 
floorspace and market housing) 

contractor's return (affordable 
housing) 

sales values 

payment by a housing association for 
transfer of affordable housing 

public subsidy for affordable housing 
(if not included above) 

capitalised rents and yield  
(for non-residential floorspace and any 
proposed private rented residential 
floorspace) 

capitalised ground rental income 

Before a viability appraisal is submitted 

2.71 We strongly advise applicants to discuss the general parameters of 
individual viability appraisals with us before they are prepared. Early 
discussions can ensure that the appraisal provides the evidence needed 
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to assess the application and help to avoid delays after the application is 
submitted. Discussions should include the scope of viability appraisal, 
appropriate measures of land value, and the value of affordable housing. 
Submission of a draft viability appraisal may be appropriate.  

2.72 Discussions may include whether viability appraisal of the proposed 
development should be accompanied by viability appraisal of alternative 
options such as: 

 a development that meets our full expectations for housing and 
affordable housing contributions but is not viable 

 a development that partly meets our expectations for housing and 
affordable housing contributions 

 development for an alternative use that is lawful (having regard to the 
most recent lawful use and any applicable development orders), or 
has a current planning consent or has been agreed in principle as a 
site allocation in an adopted local plan or development plan document 

 an alternative development falling below the relevant Development 
Policy thresholds (200 sq m in DP1 and 1,000 sq m in DP3) 

 a development above the thresholds that makes no contribution to 
housing or affordable housing 

 an off-site contribution to housing or affordable housing 

2.73 At the pre-application stage developers are also strongly encouraged to 
discuss provision of affordable housing with Registered Providers and 
the Council's Housing Commissioning and Partnerships Team to inform 
discussion of likely rents, suitable intermediate housing models and 
capital values – see also paragraphs Error! Reference source not 
found. to Error! Reference source not found..  

2.74 As indicated in our Development Policies document, in certain 
circumstances the Council will expect applicants to fund an independent 
verification of the financial viability appraisal. Where independent 
verification is likely to be required we will seek to discuss this at the pre-
application stage, and we will seek a commitment from prospective 
applicants to provide the necessary funding. Independent verification will 
be required where the proportion or mix of housing/ affordable housing 
sought falls considerably short of the contributions anticipated by our 
Development Policies document. This independent verification will either 
be: 

 commissioned directly by the Council in negotiation with the 
applicant; or 

 commissioned by the applicant from an independent body subject the 
Council agreeing the body and the specifications in advance. 

What form should the viability appraisal take? 

2.75 Several viability appraisal models are available, and the Council does 
not insist that a particular model is used. However, the model must 
generate a residual land value on the basis of an agreed developer 
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return (reflecting project scale, risk and loan requirements - see 
paragraph CPG22.79), and must be capable of being fully interrogated 
by the Council and any appointed independent verifier. The Council 
encourages the use of standard viability software. Where a bespoke 
model is produced for a particular scheme, the Council will expect a fully 
working electronic copy to be made available so that assumptions can 
be tested and varied by the Council and any appointed independent 
verifier. The Council will respect any intellectual copyright existing in a 
bespoke viability appraisal model and seek to agree with the applicant 
any arrangements needed to ensure copyright is protected. 

2.76 The GLA publishes an Affordable Housing Development Control Toolkit 
(also known as the Three Dragons Toolkit), and most financial viability 
appraisals submitted to the Council are prepared using the Toolkit. The 
GLA Toolkit was designed specifically to assist negotiations between 
planning officers and developers. The Toolkit is reviewed annually. 

Paragraphs 2.77 and 2.78 have been replaced by a new sub-section in 
Interim Housing CPG, "Transparency and confidential viability 
information", paragraphs IH2.90 to IH2.94. 

Inputs to financial viability appraisal 

2.79 Viability appraisal of development requires the input of a range of 
information including build costs, developer's return (profit) and sales 
values. We will expect the inputs to the viability appraisal to meet the 
following requirements: 

 all inputs should be backed up by relevant evidence; 

 build costs should be backed up by BCIS data, quotations for building 
works, an elemental cost plan and detailed specification of the 
intended fit out, accompanied by any plans and drawings that have 
been used in formulation of the cost plan but do not otherwise form 
part of the planning application; 

 land finance and holding costs should generally relate to a period 
starting from when a proposed development scheme is prepared for 
pre-application discussion with the Council, and continuing until 
development has been completed – they should not generally include 
periods when the site has not been in the control of the applicant, 
periods when the site has been generating a net revenue for the 
applicant from an existing use, periods when the applicant is not 
actively seeking to bring the site forward for development (eg if a site 
is held as part of a land bank), or delays and costs arising from failed 
appeals; 

 land finance and holding cost should relate to an agreed benchmark 
value for the site where this differs from the price paid, as the price 
paid may overestimate what can be achieved on the site (see 
paragraphs 2.83 to 2.90); 

 residential sales values should be backed up by analysed evidence of 
values achieved for comparable new-build homes of similar 
specification that have recently been completed nearby; 
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 affordable housing values should be based on evidence including a 
breakdown of assumptions regarding rent, full market value, initial 
equity sale, any staircasing assumptions, and anticipated rent 
charged on unsold equity, accompanied by capitalisation yield and 
calculations used to derive capital values, and should be backed up 
wherever practical by offers from Registered Providers that have a 
nominations agreement with the Council (see also paragraph 2.73); 

 the appraisal should express the developer return on the market 
housing and commercial elements of a scheme as a percentage of 
their gross development value (GDV) (the capital value of all revenue 
derived from these elements), although this may be accompanied by 
other measures of developer return, such as a percentage of costs or 
internal rate of return (IRR); 

 a lower percentage return should be assumed on the affordable 
housing reflecting the low risk associated with sale to a Registered 
Provider – this may be incorporated at a blended rate with return on 
the market housing and commercial elements; 

 the percentage developer return should reflect the scale and the risks 
associated with the project, and the current requirements of lenders – 
the applicant should justify the percentage selected; and 

 cash flows should be modelled wherever appropriate. 

2.80 Sensitivity testing should be carried out and submitted as part of each 
financial viability appraisal to show the potential for the residual value to 
change significantly as a consequence of relatively small changes in the 
inputs. In particular, the impact of changes in sales value and build costs 
should be tested given the rapid increases in Camden house prices in 
recent years and emerging concerns about increases in build costs. 
Where a viability appraisal is independently verified, this should include 
verification of any sensitivity testing provided by the applicant, and 
provide additional sensitivity testing where the submitted appraisal is 
deficient. 

2.81 The GLA's Development Control Toolkit provides benchmark values for 
some viability appraisal inputs. The guidance notes accompanying the 
GLA Development Control Toolkit are available free and provide more 
detailed information on which costs can appropriately be included in a 
viability appraisal. The Council will closely scrutinise development costs 
that exceed benchmark figures. Where independent verification of the 
appraisal is required, this should include confirmation that the inputs 
used are appropriate and are in accordance with relevant evidence. 

2.82 The Council will not expect viability appraisal to include land value or 
acquisition cost as a fixed input. Valuations and acquisition costs 
generally reflect an assumption by the valuer about what can be 
developed on the site, including an assumption about the proportions of 
non-residential development, market housing and affordable housing 
that will be acceptable. If land value forms a fixed input to the appraisal, 
the process becomes circular, and the proportions of market housing 
and affordable housing that are viable will match the initial assumption of 
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the valuer. The Council's preferred measures of land value are given in 
Figure 5. 

 

Figure 5. Preferred measures of Land Value 

Residual 
Land Value 

The value of a development once all scheme costs and 
revenues have been taken into account, including build costs, 
professional fees, developer's returns, provision of affordable 
housing and S106 contributions, but excluding site acquisition 
cost. 

Existing 
Use Value 
(or EUV) 

The value of a site in its lawful use. The Council will require 
evidence of the EUV, for example the value of rents paid by an 
existing occupier, or values achieved for sale of comparable 
sites continuing in the same use. The EUV should take account 
of revenue from the lawful use and any refurbishment or 
development costs that would be incurred to re-commence 
lawful use of a vacated site. 

Existing 
Use Value 
plus a 
premium 
(or EUV 
plus) 

The value of a site in its lawful use, as described above, but with 
an additional premium added as an incentive to the landowner 
to make the site available for development. Any premium is 
usually expressed as a percentage of EUV. The scale of any 
premium will depend on the particular circumstances of the site 
(eg whether the land is vacant or occupied, the condition and 
marketability of any buildings and the options available. 

2.83 The residual land value should be an output of the viability appraisal. As 
indicated in paragraph 2.70, the Council will consider the development to 
be viable if the residual land value exceeds a benchmark land value that 
provides an incentive sufficient for the landowner to make the site 
available for development, taking into account the other options 
available. NPPG notes that these options may include the current use 
value or its value for a realistic alternative use that complies with 
planning policy 

2.84 The Council's preferred measure of land value is existing use value, 
although other measures of land value may also be considered where 
they are appropriate. As stated in paragraph 2.70, we will seek to agree 
the benchmark value with the applicant, with the assistance of advice 
from any appointed independent verifier, and the starting point for these 
negotiations should be the Existing Use Value (EUV). In some 
circumstance (eg where a property is vacant and significant expenditure 
would be required to return it to use) a residual land value at or around 
EUV may be sufficient to incentivise development. In other 
circumstances (eg where a tenant has an unexpired lease and will need 
to relocate) a premium will be need to be added to the Existing Use 
Value (EUV plus) to incentivise release of the site. 

2.85 The NPPG indicates that the incentive needed to bring forward the land 
will depend on the other options available. Consequently, the GLA 
Toolkit Guidance Notes state that the level of the premium will depend 
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on site specific circumstances. Following from that, there is no normal or 
usual percentage to apply as a premium. The Guidance notes a number 
of appeals in which Existing Use Value has been accepted as the 
starting point for benchmark land value. In some appeal cases, no 
premium was held be required, but in others reasonable premiums were 
held to be 10% or 20% of EuV.  

2.86 As a broad indication of how benchmark land values will be negotiated, 
the Council considers that reasonable premiums to apply in different 
circumstances could be as follows: 

 0-10% for old dilapidated buildings at the end of economic life; 

 up to 20% for a property in a viable existing use; and 

 up to 30% where development would need to fund relocation of an 
existing activity. 

2.87 The NPPG also suggests that a realistic alternative use value (AUV) 
could be the basis for establishing a benchmark, and the Council may 
consider AUV alongside EUV where appropriate. An AUV is unlikely to 
be appropriate where it rests on assumptions about what would be 
granted planning consent, and requires costs and sales values or rents 
to be established for a hypothetical scheme that has not been worked-up 
in sufficient detail to be implemented. In accordance with the GLA 
Toolkit Guidance Notes, the Council therefore considers that the use of 
AUV as the basis for a benchmark is most likely to be appropriate where 
there is an alternative lawful use (having regard to the most recent lawful 
use and any applicable development orders), or there is already a 
planning consent in place with potential to be implemented, or there is a 
site allocation in a local plan (such as the Camden Site Allocations 
Document 2013) that gives sufficient detail for a realistic alternative 
proposal to be costed and valued. 

2.88 The RICS guidance note "Financial Viability in Planning" suggests that 
the benchmark value should be based on the market value. There is no 
straightforward methodology for establishing market value, but the RICS 
guidance and NPPG both indicate the value should reflect development 
plan policies and all other planning considerations (notably planning 
obligations and any Community Infrastructure Levy charge). The RICS 
guidance also places a great deal of emphasis on the sale prices of 
comparable development sites, and notes that the 'risk-adjusted' value 
for a site without planning permission will be lower than the current 
market price for land with permission in place. 

2.89 The RICS guidance notes that the actual price paid for a site may be 
used as evidence of market value where the site has recently been 
acquired/ disposed. However, the guidance warns that land values may 
change between the date of purchase and the viability appraisal, that 
developers may overpay due to an overestimate the acceptable 
development density or an underestimate the necessary planning 
obligations, and that site assembly may create a synergistic value 
greater than the components. 
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2.90 The Council considers that the market value and/ or the price paid for a 
site should be treated very cautiously in establishing a benchmark value 
as developers will compete for sites by assuming a reduced level of 
planning obligations – and particularly affordable housing (see also 
paragraph 2.82). However, the Council may consider market value and/ 
or price paid alongside Existing Market Value where market value and/ 
or price paid is supported by clear evidence in the form of a viability 
appraisal demonstrating that market value has been assessed on the 
basis of full compliance with planning policy. Transactional evidence 
may be relevant where: 

 it relates to comparable sites nearby; 

 full and relevant details of the transactions are known and publically 
verifiable; and 

 there is evidence that the stated land values allow for viable 
development proposals that fully comply with planning policy. 

2.91 The purpose of the premium referred to in Figure 5 and paragraphs 2.84 
to 2.86 is to provide an incentive to a landowner to release the site for 
development (as a vendor). A separate incentive is provided to the 
developer (as a purchaser) to carry out the development through a 
return based on the development process itself, including the land 
purchase. Once a land transaction has taken place, it is not appropriate 
for the developer to apply a further premium to the market value or the 
price paid. 

2.92 An alternative use value (AUV) cannot provide a meaningful benchmark 
value unless it represents a financially viable development that would be 
an option for a landowner to consider. To be financially viable, the 
scheme would by definition provide competitive returns to a willing 
landowner and a willing developer. Consequently it should not be 
necessary for a further premium to be applied to an alternative use 
value. 

Deferred affordable housing contributions 

2.93 London Plan policy 3.12 and Camden Development Policy DP3 indicate 
that the Council should seek the maximum reasonable amount of 
affordable housing in negotiations relating to residential and mixed-use 
sites. Many factors can have a significant impact on the maximum viable 
contribution to affordable housing, including changes to sales values, 
changes to build costs, changed specifications for materials and finishes 
and changes to the cost of finance. These factors can change quickly, 
and changes of a few percentage points can have a significant impact 
on the viability of a development. For example, house prices have risen 
sharply each year in Camden since the beginning of 2010. In the year to 
September 2010, prices had risen by 16.3%, with another 5.2% increase 
by September 2011, 7.2% higher by September 2012, 11.9% higher by 
September 2013 and 20.4% higher by September 2014 (source: Land 
Registry). Significant changes to viability are likely between the grant of 
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planning permission and commencement, and between commencement 
and completion of the development. 

2.94 The Council will therefore seek to negotiate deferred affordable housing 
contributions (similar to 'contingent obligations' referred to in London 
Plan policy 3.12) for developments where the provision of housing/ 
affordable housing falls significantly short of targets in Development 
Policies DP1 and DP3 due to financial viability, and there is a prospect 
of viability improving prior to completion. The deferred contribution is not 
a fixed amount, but is capped at the shortfall between the amount of 
additional housing/ affordable housing proposed and the Council's policy 
targets. The actual contribution is determined by a further viability 
appraisal undertaken on an open book basis at an agreed point after 
approval of the development but before the scheme is fully occupied. 

2.95 A deferred contribution is only triggered if the further financial viability 
appraisal shows that there has been sufficient growth in viability. If the 
residual value of the development exceeds an agreed benchmark site 
value, then the excess is split equally between the developer and the 
Council unless the Council's share reaches the cap. Where the cap is 
reached, the contribution matches the shortfall between housing/ 
affordable housing provision and the Council's policy targets, and any 
further growth in the residual value relative to the benchmark site value 
will pass to the developer in full.  

2.96 The Council has regard to the arrangements for 'contingent obligations' 
suggested by the London Plan and the Mayor’s SPG. In the particular 
circumstances of Camden, the Council takes the following approach: 

 re-appraisal of viability is expected after implementation when the 
development is substantially complete; and 

 re-appraisal of viability and deferred affordable housing contributions 
are sought as part of planning obligations for developments that 
proceed as a single phase, as well as for phased schemes.  

2.97 Particular Camden circumstances justifying our approach are set below: 

 Given the pace of recent house price rises in Camden (20.4% in the 
year up to Sept 2014), a re-appraisal of viability immediately prior to 
commencement would significantly underestimate the ability of the 
development to contribute to affordable housing, as the sales values 
for market housing will have increased considerably by the time of 
completion. 

 The pace of Camden house price rises means that even a short-term 
permissions (such as commencement within 12 months) and a 
requirement for review only if completion fails to take place within a 
modest period (such as 18 months from commencement) would allow 
a scheme to make a significantly smaller contribution to affordable 
housing than could be supported by the sales values finally achieved. 

 Given the type and scale of housing development in Camden, most 
market and affordable housing is delivered by schemes that proceed 
as a single phase. The pace of Camden house price rises means that 



Camden Planning Guidance | Housing | Affordable housing and mixed use 

 

 

19 

if they are not subject to viability re-appraisal, such schemes will 
make a significantly smaller contribution to affordable housing than 
could be supported by the sales values finally achieved. 

 In a single phase scheme it is difficult to change the mix of market 
and affordable housing after implementation, so for single phase 
schemes in Camden deferred contributions will generally take the 
form of a payment-in-lieu. 

 Many of Camden's development projects take advantage of the 
particular qualities of the borough to create unique homes at the 
higher end of the market – examples include developments in historic 
areas and developments creating views over Central London or 
Hampstead Heath. Given the uniqueness of such homes, it is 
exceedingly difficult to identify comparable developments or pertinent 
values achieved elsewhere, and consequently there is considerable 
uncertainty over the sales values likely to be achieved. Undertaking 
viability re-appraisal as close to the end of the development process 
as possible removes uncertainty as it allows recorded sales values to 
be used rather than predictions. 

 Many of Camden's development projects (particularly those aimed at 
the higher end of the market) are designed to very high specifications 
in terms of materials, finishes and decor. High specifications give rise 
to high build costs that are difficult to confirm by reference to 
published sources such as BCIS, and are often engineered 
downwards during implementation. Undertaking viability re-appraisal 
as close to the end of the development process as possible removes 
uncertainty as it allows recorded build costs to be used rather than 
estimates. 

 There are concerns that build costs in Camden could rise rapidly in 
coming years due to the unusually large number of construction 
projects taking place in Central London, and this uncertainty can also 
be removed by undertaking a later re-appraisal using recorded 
building costs. 

 The Council's approach has been agreed as a planning obligation for 
more than ten developments in Camden. At the end of 2014, four of 
these had been completed, and had paid the full deferred affordable 
housing contribution, providing more than £13 million to fund 
additional affordable housing. 

2.98 The Council will generally seek to secure the following arrangements for 
deferred affordable housing contributions in a S106 agreement: 

 the deferred affordable housing contribution will take the form of a 
payment in-lieu to the Council's affordable housing fund 

 the maximum contribution will be a payment-in-lieu based on the 
shortfall against housing/ affordable housing targets, calculated in 
accordance with CPG8 Planning Obligations 

 full details of the agreed financial viability appraisal which guided 
determination of the application will be recorded 
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 the benchmark value for the site agreed in that appraisal (in 
accordance with paragraphs 2.70 and 2.83 to 2.92 of this guidance) 
will be recorded 

 at a specific point during the development process we will require a 
further financial viability appraisal produced on an open book basis – 
generally this will be either at practical completion, or when a 
specified number of homes in the development have been sold but 
there are sufficient unsold homes for sales proceeds to fund the 
deferred contribution 

 the developer will fund an independent verification of the further 
financial viability appraisal (as indicated in paragraph 2.74 of this 
guidance) 

 following independent verification, the agreed benchmark value will 
be subtracted from the residual value given in the further financial 
viability assessment – this calculation will give a negative value or 
zero (a deficit) or a positive value (a surplus) 

 if the calculation shows a deficit, no deferred affordable housing 
contribution will be required 

 if the calculation shows a surplus of less than twice the maximum 
contribution, then the deferred affordable housing contribution will be 
half of the surplus 

 if the calculation shows a surplus that is twice the maximum 
contribution or more, then the deferred affordable housing 
contribution will be capped at the maximum 

 following independent verification of the further financial viability 
appraisal, the Council will give formal notice of the sum required, and 
payment shall be made within 28 days 

2.99 Different arrangements may be appropriate in some cases, depending 
on character and scale of the development. For example: 

 Where a phased development is proposed, and improvements in 
viability could potentially provide additional affordable housing within 
the development, it may be appropriate to undertake further financial 
viability assessment earlier in the process. 

 In the case of large developments with a long site preparation and 
construction period, it may be appropriate to undertake more than 
one further financial viability assessment. 

 It may occasionally be necessary to vary the formula for calculating 
surplus or deficit to reflect the particular viability appraisal model 
being used, but the Council will expect to agree a formula that reflects 
the principle set out in paragraph 2.95. 

 An adapted mechanism will be necessary where a development will 
be managed for private rent by an institution. 

 Using a growth model to assess viability may be an appropriate 
alternative to a deferred contribution in some circumstances where 
changes in the values and costs are predictable and the growth 
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model will maximise the affordable housing offer at the time an 
application is determined. 

2.100 The further financial viability appraisal should comply with all the 
requirements for financial viability appraisal set out in paragraphs 2.65 to 
2.92 of the Housing CPG 2016, including the modelling of cash flows. 
Where inputs such as build costs and sales values are based on 
estimates rather than agreed contracts and transactions on homes 
within the scheme, we will expect appraisals to use appropriate 
projections with reference to trends in the requisite segment of the 
housing market and to sources such as BCIS indices. The Council will 
favour transparency and public disclosure of the further financial 
appraisal in accordance with the subsection of our Interim Housing CPG 
'Transparency and confidential viability information'. 

Can the market housing and affordable housing be provided 
off-site? 

2.101 Our Core Strategy and Development Policies promote mixed-use 
development and mixed and inclusive communities in line with the 
Government's NPPF. Development Policy DP1 indicates that housing 
contributions should normally be provided on site, while Development 
Policy DP3 indicates that affordable housing contributions should 
normally be made on site. Both policies do provide for off-site 
contributions, but only in a limited set of circumstances. The Council will 
only accept off-site contributions where provision cannot practically be 
achieved on-site in terms of meeting the criteria set out in the two 
Development Policies and accompanying paragraphs. The Council will 
only accept contributions in the form of payments-in-lieu in exceptional 
circumstances. 

2.102 The Council will take the project management and implementation costs 
of off-site contributions into account and will expect there to be a neutral 
impact on Council expenditure and resources. Obligations may therefore 
need to include a payment to cover the additional costs of delivery of off-
site contributions where such costs fall to the Council. 

2.103 When considering the acceptability of off-site contributions and 
payments-in-lieu, we will have close regard to all relevant criteria in 
Development Policies DP1 and DP3 alongside accompanying 
paragraphs 1.15 to 1.24 and 3.13 to 3.30. We will also have regard to 
Core Strategy CS9 and the Council's support for residential communities 
in Central London, and ensure that off-site contributions do not 
undermine the benefits of mixed-use areas (such as those identified in 
paragraph 1.7 of our Development Policies document) or conflict with 
the creation of mixed and inclusive communities. These considerations 
apply to all sites regardless of size.  

2.104 The Council will particularly expect contributions to be made on-site 
where the development is larger. Where mixed-use policy DP1 applies, 
we will expect on-site housing contributions where 1,000 sq m (gross) or 
more of additional floorspace is proposed. Where affordable housing 
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policy DP3 applies, we will expect on-site affordable housing 
contributions where 3,500 sq m (gross) or more of additional floorspace 
is proposed. It may not always be practical to include affordable housing 
within a market development (for example in smaller developments), 
however prior to considering an off-site contribution the Council will 
expect developers of all schemes to demonstrate that, on-site provision 
is not practical having regard to all the considerations referred to in 
paragraph 2.103 of this guidance. 

2.105 The NPPF indicates that affordable housing provision should be made 
on-site unless an off-site solution is robustly justified. To meet this 
objective, the Council expects all options for on-site affordable housing 
to be fully explored, even where small developments are involved. 
Before they submit an application, we will expect applicants to fully 
consider different arrangements of the site and the scheme to secure the 
best possible prospect of achieving an on-site affordable housing 
contribution. In particular, applicants will be expected to show that the 
following options cannot practically deliver an on-site contribution before 
off-site solutions will be considered: 

 where the site characteristics provide potential for a variety of scheme 
design and layouts, designing the scheme to provide a separate 
entrance (or entrances) and stair/ lift core(s)for affordable homes 

 where it is only possible to provide a single entrance lobby and stair/ 
lift core, designing the communal spaces to ensure that service and 
management charges are sufficiently low for affordable housing 
occupiers and providers (see also paragraph Error! Reference 
source not found. of this guidance) 

 approaching a range of housing associations and other providers 
(including the Council) to seek bids for acquisition of on-site 
affordable homes 

 offering flexibility to housing associations and other providers to 
deliver different types of affordable housing (eg intermediate housing)  

 where providing the full affordable housing contribution on-site is not 
financially viable, providing a reduced affordable housing floorspace 
on-site 

 where an on-site solution is not financially viable, seeking a top-up 
payment from the Council's affordable housing fund.  

Making the contribution on another site 

2.106 The following terms are used in this guidance to shorten explanations of 
off-site arrangements: 

 application site – the site of the proposed development that 

generates a policy requirement for housing under policy DP1 or 
affordable housing under policy DP3; 

 delivery site(s) – one or more proposed development sites 
elsewhere intended to meet policy requirements off-site. 
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2.107 The paragraphs accompanying policies DP1 and DP3 indicate that 
where off-site provision is made, the overall percentage of housing/ 
affordable housing and non-residential uses will be considered across 
the aggregate floorspace on all related development sites. In other 
words, the percentage requirement for an off-site contribution is 
calculated as a proportion of the floorspace at the application site and 
the floorspace at the delivery site(s) added together, rather then the 
application site alone. In the case of policy DP1, where there is a single 
target of 50% for negotiation of on-site contributions, off-site 
contributions should normally involve matching the non-residential 
floorspace increase at the application site with an equivalent increase in 
residential floorspace at the delivery site. In the case of policy DP3, 
where the sliding scale applies a formula is used to calculate off-site 
contributions. Figure 6 and Figure 7 below show how the off-site policy 
requirement can be calculated. 

2.108 Calculating the percentage across floorspace on all related development 
sites helps to ensure that the policies do not provide an unintended 
incentive towards off-site contributions. Off-site contributions allow more 
non-residential floorspace (or market housing floorspace) to be 
developed at the application site. Considering the sites together ensures 
that this gain in non-residential floorspace (or market housing) also leads 
to a proportionate increase in residential floorspace (or affordable 
housing floorspace) at the delivery site.  

2.109 Calculating the proportion across all related development sites also 
enables land swaps. A land swap enables a developer to offset 
additional non-residential floorspace (or market housing) at the 
application site by reducing non-residential floorspace (or market 
housing) elsewhere. 

 Under DP1, redeveloping/ converting non-residential floorspace for 
off-site housing can be used to offset the addition of non-residential 
floorspace at the application site; 

 Under DP3, redeveloping/ converting market housing floorspace for 
off-site affordable housing can be used to offset the addition of 
market housing at application site. 

2.110 A calculation of this type under policy DP1 is included in paragraph 1.16 
of our Development Policies document and as Example 2 in Figure 6. 
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Figure 6. Calculating off-site contributions under policy DP1 

Additional floorspace proposed 

Generally under 1,000 sq m for off-
site housing contribution to be 
considered 

On-site housing target 
50% of additional floorspace on the 
application site 

Off-site housing target 
50% of total additional floorspace 
(application site plus delivery site) 

Housing floorspace required off-site 

Should match total addition to non-
residential floorspace across the 
related sites 

Example 1 

Additional floorspace proposed 
(application site) = 800 sq m 

Housing floorspace required if on-site 
(application site) = 400 sq m 

Remaining non-residential floorspace 
addition on-site (application site) = 400 sq m 

Non-residential floorspace addition if 
principle of off-site housing is agreed 
(delivery site, with no conversion of 
non-residential floorspace to housing 
elsewhere) = 800 sq m 

Housing floorspace required off-site 
(with no conversion of non-residential 
floorspace) = 800 sq m 

Ratio of non-residential floorspace to 
housing floorspace off-site 800:800 = 50%:50% 

Example 2 

Non-residential addition on-site 
(application site, where principle of 
off-site housing is agreed) = 800 sq m 

Housing floorspace required off-site 
(delivery site, with no conversion of 
non-residential floorspace) = 800 sq m 

Non-residential loss off-site through 
conversion to housing (delivery site) 

= minus 400 sq m through conversion 
to housing 

Net non-residential addition (all sites) = 400 sq m 

Net housing floorspace required off-
site (by conversion of non-residential 
floorspace) = 400 sq m 

Ratio of non-residential floorspace to 
housing floorspace off-site 400:400 = 50%:50% 
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Figure 7. Calculating off-site contributions under policy DP3 

Additional market housing 
floorspace proposed - 'a' 

Generally under 3,500 sq m for off-site 
affordable housing contribution to be 
considered 

On-site affordable housing 
target -'b' (percentage) 

Varies according to the sliding scale for sites 
with capacity for less than 50 homes (NB the 
sliding scale does not apply where the primary 
application site also includes 1,000 sq m or 
more of additional non-residential floorspace – 
see paragraph Error! Reference source not 
found. of this guidance). 

Off-site affordable housing 
target (proportion) = b / (100 - b) 

Affordable housing required 
off-site (secondary delivery 
site) - 'c' (sq m) c = a x b / (100 – b) 

Example 

Additional market housing 
floorspace proposed = 2,500 sq m 

Target for on-site affordable 
housing 

= 25% x 2,500 sq m 

= 625 sq m 

Off-site affordable housing 
target 

= 25 / (100 – 25) 

= 33.3% 

Target for off-site affordable 
housing contribution 

= 2,500 sq m x 33.3% 

= 833.3 sq m 

Ratio of market housing 
floorspace to affordable 
housing floorspace off-site 2,500:833.3 = 75%:25% 

2.111 Development Policies DP1 and DP3 indicate that we will take into 
account the economics and financial viability of development when 
considering off-site contributions as well as on-site contributions. The 
arrangements in paragraphs 2.65 to 2.92 of this guidance will apply, and 
applicants will need to submit financial viability appraisals to 
demonstrate that the application and delivery sites are providing the 
maximum reasonable contributions to housing (under DP1) or affordable 
housing (under DP3). Applicants will be required to fund an independent 
verification of the financial viability appraisal where the proportion or mix 
of housing/ affordable housing sought falls considerably short of the 
contributions anticipated by our Development Policies document and this 
guidance. 

2.112 As indicated in paragraph 2.101 of this guidance, contributions to 
housing/ affordable housing should normally be made on site. 
Mechanisms guiding the delivery of housing and affordable housing 
should not create a financial incentive for the developer to make off-site 
contributions. Where the level of off-site contribution is below the level 
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anticipated by our Development Policies document and this guidance, 
we will seek to ensure the additional value created by the development 
is broadly the same with an off-site contribution as it would be with an 
on-site contribution. In addition to the financial viability appraisal 
requirements of paragraphs 2.65 to 2.92, the Council may therefore 
seek a comparison between the financial viability of on-site and off-site 
solutions (taking into account the existing use value and residual 
development value of the application site and delivery site). 

Residential land-use credits and affordable housing credits 

2.113 Within Camden's Central London area there are a number of property 
investors and developers that own a significant number of sites. We may 
negotiate arrangements with such landowners to take advantage of 
commercial development opportunities, market housing opportunities 
and affordable housing opportunities on separate sites provided this 
does not compromise our objectives for mixed-use and mixed and 
balanced communities. In particular, owners of several sites may be able 
to bring forward developments of housing or affordable housing in 
advance of any policy requirement from Development Policies DP1 or 
DP3. In effect, the 'delivery site(s)' is/ are developed before the 
'application site' has been identified (see paragraph 2.106 of this 
guidance for an explanation of these terms). The Council may agree to 
'bank' this floorspace in the form of credits that can be accepted against 
the policy requirements from future development. When an 'application 
site' generates a housing/ affordable housing requirement, the Council 
will have discretion to agree to use of the 'banked' credits to offset part 
or all of the policy requirement. 

2.114 The credits mechanism has potential to deliver additional housing and 
affordable housing earlier in the financial cycle by creating incentives for 
multiple site-owners to: 

 seek opportunities for housing/ affordable housing development in 
advance during periods when commercial markets are poor rather 
than seeking to negotiate payments in lieu when commercial 
development prospects improve; 

 bring forward housing/ affordable housing development that they 
would otherwise hold back until commercial development prospects 
improve; 

 take up opportunities to convert lower value commercial properties to 
housing when leases expire; 

 provide affordable housing when the market for private housing would 
be unable to support it. 

2.115 The mechanism can also help developers to deliver commercial 
floorspace or market housing more quickly when demand is strongest. 

2.116 There are two types of credits that could be considered in this way: 

 residential land-use credits – created where housing is provided 

but is not required by policy – these can be used where market 
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housing is needed to offset additional commercial development under 
Development Policy DP1; and 

 affordable housing credits – created where affordable housing is 

provided in place of market housing but is not required by policy – 
these can be used where affordable housing is needed to offset 
additional market housing development under Development Policy 
DP3. 

2.117 The two types of credit could potentially be created by a single 
development at the same time if affordable housing is provided but there 
is no policy requirement for any type of housing. However, each type of 
credit can only be used once and only against a single policy 
requirement. 

2.118 Residential land-use credits and affordable housing credits are types of 
off-site contributions, and will be governed by the policy considerations 
set out in paragraph 2.101 to 2.105 of this guidance. Paragraphs 1.15 
and 3.15 of our Development Policies document indicate that off-site 
contributions should be made in the same area as the application site. In 
the case of residential land-use and affordable housing credits, the 
Council will only agree to bank credits from development in the Central 
London area, and will only allow credits to be used to offset 
requirements on another site in Central London. Credits should be used 
in reasonable proximity to the delivery site. In the Central London 
context, in most cases the Council will require credits to be used within 
500 metres of the delivery site, taking into account any demonstrable 
benefits from allowing provision on a more distant site. The Council will 
not agree to credit arrangements that would erode the mixed-use 
character of Central London or add to concentrations of affordable 
housing at the fringes of Central London. 

2.119 The Council will use two mechanisms to ensure that residential land-use 
credits and affordable housing credits serve to increase the overall 
delivery of housing or affordable housing.  

 The Council will not agree to the formation of credits from 
development of market housing or affordable housing where this 
development would clearly have arisen regardless of any future DP1/ 
DP3 requirements on other sites. 

 Where we agree to the use of credits to off-set a housing requirement 
from additional non-residential space or an affordable housing 
requirement from additional market housing, the credit required will 
be equivalent in floorspace terms to the overall increase in non-
residential floorspace – or market housing floorspace – across the 
application site and the delivery site(s) together, in accordance with 
the considerations set out in paragraphs 2.106 to 2.110 of this 
guidance. 

2.120 The Council may therefore agree to acknowledge development in 
Central London as creating residential land-use credits and/ or 
affordable housing credits subject to the following constraints: 
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 the creation of credits should form part of the resolution to grant 
permission for housing/ affordable housing on the 'delivery site' 

 the Council will only agree the formation of credits where this will 
serve to increase the overall delivery of housing or affordable housing 

 the scale and type of credits created should be agreed at the time of 
the resolution on the 'delivery site' (floorspace of residential land-use 
credits and floorspace of affordable housing credits) 

 at the request of the credit-holder, the Council may consider credits 
agreed by resolution as a material consideration offsetting policy 
requirements at a future 'application site' in Central London 

 the Council will only accept the existence of credits as a material 
consideration where an off-site contribution would comply with 
Development Policies DP1, DP3 and all other relevant policies and 
material considerations 

 the Council will only accept the existence of credits as a material 
consideration for sites in Central London 

 the Council will require the credits to be used in reasonable proximity 
to the 'delivery site', and in most cases within 500 metres 

 the Council will consider the scale of credits required to off-set a 
policy requirement in terms of the overall increase in non-residential 
floorspace increase or market housing floorspace across the 
application and delivery site(s) together 

 the existence of credits will not place any obligation on the Council in 
terms of its decision-making in relation to a future 'application site' 

 the period over which the credit can be applied to a future 'application 
site' should also be agreed at the time of the resolution on the 
'delivery site', usually until 10 years from the date of the resolution 

 the credits will generally be specific to an applicant, developer or 
landowner, and will not be regarded as transferable 

 the Council will seek a S106 legal agreement to ensure that where 
development at an application site is justified by the existence of 
credits, the development cannot be occupied until the housing/ 
affordable housing that creates the credits is completed and available 
for occupation 

 the creation and 'cashing-in' of credits and the implementation of 
development at 'delivery sites' and 'application sites' will be closely 
monitored and regularly reported. 

Payments in lieu 

This sub-section (paragraphs 2.121 to 2.124) has been replaced by 
Interim Housing CPG (paragraphs IH2.99 to IH2.129) 
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Background 

 The National Planning Policy Framework (NPPF) provides a definition 
of affordable housing and sets the framework which local councils 
use to secure affordable housing from market housing development. 

 The London Plan and the Mayor's Housing SPG give guidance on the 
income groups who are eligible for intermediate housing, and also 
cap the cost of intermediate housing on the basis of income. 

 The London Plan Annual Monitoring Report is used to review 
annually which income groups are eligible for intermediate housing. 

Securing works / conditions / S106 

2.125 Provision of housing required under Development Policy DP1 will 
generally be secured by a planning obligation under S106 of the Town 
and Country Planning Act 1990. The precise terms of the S106 
agreement will vary between developments to reflect the nature and 
financial viability of the development. In most cases S106 terms will 
include: 

 identifying all homes in the development 

 preventing the occupation of non-residential floorspace until the 
housing is completed and available for occupation, including non-
residential development justified by a residential land-use credit 
agreed in association with a housing development on another site. 

2.126 Provision of affordable housing required under Development Policy DP3 
will always be secured through a S106 planning obligation. The precise 
terms of the S106 agreement will vary between developments to reflect 
the nature and financial viability of the development. In most cases, 
S106 terms will include: 

 identifying all affordable homes in the development 

 specifying which homes will be social rented housing, which homes 
will be affordable rented housing and which homes will be 
intermediate housing 

 defining social rented housing in terms of the Government's national 
rent regime 

 defining intermediate housing1 in terms of the income groups and the 
ratio of housing cost to income contained in the London Plan, the 
Mayor's Housing SPG and the London Plan Annual Monitoring 
Report 

 defining affordable rented housing in terms of relevant guidance 
including the NPPF. the London Plan, the Mayor's Housing SPG, and 

                                                

1 we will also take into account the Council's Intermediate Housing 
Strategy, adopted on 6 April 2016 
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in relation to Local Housing Allowance caps and lower quartile market 
rents available locally and across the borough 

 identifying social rented, affordable rented and intermediate 
wheelchair homes 

 arrangements for the development, fitting out and transfer of the 
affordable housing to an affordable housing provider as approved by 
the Council 

 arrangements for the fitting out/ adaptation of wheelchair homes for 
occupation by a household containing one or more people who are 
wheelchair users 

 preventing the occupation of some or all market housing until the 
affordable housing has been completed, fitted out and transferred to 
an affordable housing provider - including market housing justified by 
an affordable housing credit agreed in association with affordable 
housing development on another site 

 securing availability of the affordable housing to future eligible 
occupiers, or securing recycling of public subsidy if the affordable 
housing is sold. 

2.127 Other S106 terms that may be required in connection with DP1 and DP3 
include: 

 where off-site delivery will be at a known site or sites, linking the 
developments together 

 where a site is not identified for delivery at the outset, specifying the 
floorspace, nature of housing required and general location  

 where a site is not identified for delivery at the outset, arrangements 
for identifying one or more delivery sites prior to the implementation of 
the development 

 making a payment-in-lieu of housing/ affordable housing prior to 
implementation or occupation of the development 

 making a payment to cover the additional costs of delivery of off-site 
contributions where such costs fall to the Council 

 arrangements for a deferred affordable housing contribution if 
provision of housing/ affordable housing falls significantly short of 
targets due to financial viability, and there is a prospect of viability 
improving prior to completion 

 specifying the type of intermediate housing – e.g. key-worker, 
intermediate rent, shared ownership 

 controls on the rents of intermediate rented housing and affordable 
rented housing 

 limiting the minimum percentage share available in shared ownership 
homes 

 limiting the rent charged on the unsold proportion of shared 
ownership homes. 
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Resources / contacts 

This sub-section (Contacts and Resources tables) has been replaced by 
equivalent tables in the Interim Housing CPG after paragraph IH2.129. 
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3 Student Housing 

KEY MESSAGES 

The location and design of student housing should: 

 Contribute to creating mixed and inclusive communities across the 
borough 

 Serve higher education institutions in Camden or adjoining boroughs 

 Provide a mix of unit types 

3.1 This section provides detailed guidance on how the Council will manage 
the growth in student housing to ensure mixed and inclusive 
communities across Camden as outlined in Core Strategy policy CS6 – 
Providing quality homes, Development Policy DP2 – Maximising the 
supply of housing and Development Policy DP9 – Student housing, 
bedsits and other housing with shared facilities. 

3.2 This guidance applies to all developments that provide student housing 
including new build, conversion and change of use.  It specifically 
covers: 

 location and concentration; 

 design and facilities; 

 cost and affordability; 

 safety & crime prevention; and 

 access. 

3.3 Camden’s Core Strategy policy CS6 – Providing quality homes and 
Development Policy DP9 – Student housing, bedsits and other housing 
with shared facilities support the development of student housing subject 

to a number of criteria, including where it:  

 will not involve the loss of permanent self contained homes; 

 does not prejudice the supply of self-contained homes, affordable 
housing and homes for vulnerable and older people; 

 complies with relevant houses in multiple occupation (HMO) 
standards (see further information below);   

 is accessible to public transport, higher education institutions, shops, 
services and community facilities; and 

 contributes to mixed and inclusive communities (Development Policy 
DP9). 

3.4 Student housing development should also: 

 serve higher education institutions in Camden or adjoining boroughs; 

 be located where it is accessible to the institution it serves; and 

 include a range of unit layouts including units with shared facilities 
(Development Policy DP9). 
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What issues will the Council consider? 

Location and Concentration 

3.5 The creation of mixed and inclusive communities is an important factor 
when considering where student housing should be located. Camden 
acknowledges the contribution higher education institutions and their 
students make to the economy and to the social mix of an area. 
However, student housing is often associated with a concentration of 
relatively short term residents who, by reason of their particular social 
needs, the unique nature of activity associated with student life and 
demand for facilities and services can have an unwelcome impact on an 
established community.  

3.6 Core Strategy policy CS6 and policy DP9 of the Development Policies 
support student housing proposals subject to several criteria, including 
that proposals should not prejudice the supply of self-contained homes, 
or involve the loss of sites particularly suitable for affordable housing or 
housing for older or vulnerable people. Development Policy DP2 also 
resists alternative development of sites particularly suitable for housing, 
affordable housing or housing for older or vulnerable people.  

3.7 The Council will resist proposals for student housing developments that 
would prevent us from meeting the Council’s target for delivery of 437 
additional self contained homes per year. 

3.8 The Council will consider the suitability of any site for alternative 
housing, particularly if it has been identified as one which is suitable for 
affordable housing or housing for older or vulnerable people. The 
Council will have regard to:  

 the Camden Site Allocations Document; and 

 extant planning permissions that have already secured permanent C3 
accommodation.  

3.9 Camden is home to 11 HEFCE funded Higher Education Institutions 
(HEIs). A list of HEFCE funded Camden based HEIs can be found at 
Appendix C. Student housing development should serve a higher 
education institution based in Camden or one of its adjoining boroughs. 

HIGHER EDUCATION FUNDING COUNCIL FOR ENGLAND (HEFCE) 

This body distributes public money for teaching and research to 
universities and colleges. In doing so, it aims to promote high quality 
education and research. HEFCE also plays a key role in ensuring 
accountability and promoting good practice. 

3.10 Student housing should be located in areas that are accessible to the 
institutions they serve. We will have regard to the distances students 
have to travel from their accommodation to their place of study. We will 
expect student housing to be located within walking or cycling distance 
of the institution(s) it serves, or to be accessible by public transport 
services that have existing or committed capacity to accommodate the 
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demand generated. Student accommodation should be located no more 
than a 20 minute walk or cycle away from their place of study. 

3.11 Student populations are often highly dependant on local public transport 
routes. Proposals for student housing will be assessed against the 
adequacy of the local transport provision, including whether there: 

 is sufficient capacity on bus and underground routes;  

 are adequate walking and cycle routes; and 

 is adequate provision for servicing. 

3.12 When considering the location of student housing schemes, the Council 
will also have regard to: 

 existing concentrations of student accommodation in the area as a 
proportion of the overall population;  

 the wider housing mix in the community; and 

 the impact on residential amenity in the area. 

3.13 A map outlining the existing concentrations of students across Camden 
can be found at Appendix A. This map refers to individual schemes and 
closely grouped developments of 100 bed spaces or more and includes 
existing halls of residence and proposed student housing with valid 
planning consent. The Council is aware of numerous smaller sites 
providing student housing.  

3.14 When considering the concentrations of students in a single area the 
Council will have regard to: 

 the character of the area (in particular whether the area is of a 
residential nature); 

 the existing mix of uses; and 

 in particular the impact on any permanent residential occupiers.  

3.15 The Council will use Census data and records of recent permissions for 
student housing in the area when assessing the acceptability of 
concentrations in student housing. 

3.16 Where proposals for student housing are likely to disturb the balance of 
the community because of their scale or because of an existing 
concentration, the Council may seek the provision of self-contained 
general needs housing on part of the site, including affordable housing, 
in line with the priorities identified in Core Strategy policies CS1 and CS6 
and Development Policy DP2. We will consider schemes on a site by 
site basis having regard to: 

 Census information;  

 Camden’s Annual Monitoring Report; and  

 Permissions for student housing schemes in the area. 

3.17 A table outlining the number of full time students in Camden as a 
proportion of the overall population by ward is shown at Appendix B. 
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3.18 As outlined above student housing schemes will be considered on a site 
by site basis, taking into account the specific circumstances of each 
individual case. As a broad guide the Council will consider the following, 
alongside the site specific implications of any scheme: 

 Where there is an existing concentration of resident students, the 
Council considers that proposals for student housing may harm the 
mix and balance of the community if they provide more than 100 bed 
spaces. 

 Where there is no existing concentration of resident students, the 
Council considers that proposals for student housing may harm the 
mix and balance of the community if they provide more than 250 bed 
spaces. 

3.19 In some instances it may be appropriate to allow additional student 
housing schemes in locations where there is an existing concentration of 
such accommodation. Camden Development Policy DP1 and supporting 
paragraph 1.9 indicate that where a development adds floorspace of 200 
sq m (gross) or more in Central London (excluding Hatton Garden), up 
to 50% of additional floorspace should be permanent self-contained 
housing in Use Class C3. However, paragraph 1.9 also notes that where 
the additional floorspace is provided for an educational institution 
supported by HEFCE the Council may accept student housing that 
serves the same institution as an alternative to self-contained housing. 
Student housing provided in this context should: 

 form part of a mixed use development; 

 be located on a site already owned by the HEFCE institution or a 
provider with an agreement for nominations; and 

 be in close proximity to the institution it serves. 

3.20 The Council will consider this on the basis that additional 
accommodation will not: 

 exacerbate the existing balance of the student population in the area; 

 place additional demand on public transport; 

 increase the impacts on existing permanent residential communities. 

Design & Facilities 

3.21 To ensure a range of accommodation is available within student housing 
schemes, including accommodation that will be attractive to groups who 
would otherwise share private rented accommodation, the Council will 
expect student housing developments to include a range of: 

 clustered study bedrooms with some shared facilities;  

 double units (often suited to post-graduate students); and  

 single units.  
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3.22 The provision of a variety of layouts will also allow for greater flexibility 
for conversion to permanent self-contained housing if in future the 
building is no longer needed as student accommodation. 

3.23 In addition to the basic amenities expected from student accommodation 
such as washing and cooking facilities, the Council will expect to see 
common rooms/lounge areas to be provided as part of any development. 

3.24 For new student housing schemes provided by HEFCE institutions, the 
Council will also expect development to comply with the Accreditation 
Network UK (ANUK) ‘Code of Standards for Larger Developments’ 
(http://www.anuk.org.uk/LargeCode/Introduction.asp). Other student 
housing schemes are to comply with the Council’s HMO standards.  

Cost & Affordability 

3.25 Student housing has the potential to mitigate pressure on the stock of 
private rented homes in Camden. However, this will only happen if the 
accommodation provided is genuinely aimed at higher education 
students in the area. The Council will use design mechanisms (such as 
seeking cluster flats), conditions or legal agreements, as appropriate to: 

 prevent the lease or sale of student accommodation as general 
market housing,  

 limit term time occupation to students registered at HEFCE funded 
higher education institutions within Camden or adjoining boroughs, or 
other institutions as agreed on a case by case basis by the Council 

 control the length of stays (i.e. when more than 90 days) to ensure 
that any new accommodation can not be used as short term let 
accommodation. 

SHORT TERM LETS: 

Accommodation let for periods of less than 90 days as defined by the 
amended Greater London Council (General Powers) Act 1973. 

3.26 To ensure new student housing is genuinely attractive to students 
currently within the private rental market (as outlined in paragraph 9.10 
of the Camden Development Policies), the Council will resist schemes 
that have not identified which institution the students occupying the 
proposed accommodation will attend.   

3.27 In line with the above, the Council will seek: 

 that the accommodation is operated directly by a Camden based (or 
adjoining borough) HEFCE funded higher education institution; or 

 a nominations agreement is in place with a specific HEFCE funded 
institution(s) which ensures that the institution(s) controls admission 
to the accommodation. In this regard it is important for private 
providers to have early discussions with HEFCE institutions to ensure 
the accommodation is designed and built to meet their needs and 
requirements. 

http://www.anuk.org.uk/LargeCode/Introduction.asp
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Safety & Crime Prevention 

3.28 The Council will expect any scheme for student housing to incorporate 
design measures that promote personal safety and security and reduce 
crime and the fear of crime, taking into account the Secured by Design 
principles. Applicants should discuss any scheme with the Metropolitan 
Police’s Crime Prevention Design Advisor at the pre application stage. 

SECURED BY DESIGN: 

Focuses on crime prevention at the design, layout and construction 
stages of homes and commercial premises and promotes the use of 
security standards for a wide range of applications and products. 

3.29 Design measures may include:  

 communal functions placed at the ground floor of the building to retain 
an active frontage; 

 card-operated access control at a main entrance gate; 

 audio-visual CCTV to increase the level of surveillance; 

 alarmed fire escape doors; and  

 on-site accommodation management. 

3.30 All internal design and management features are to be included within a 
submitted Student Management Plan, secured via legal (S106) 
agreement (see below). 

Access 

3.31 Paragraph 6.6 of Camden Development Policies which requires 10% of 
housing within any development to be made wheelchair accessible 
applies. We will expect 1 in 10 student bedrooms to be fully wheelchair 
accessible, or capable of being fully wheelchair accessible (see Lifetime 
Homes and Wheelchair Housing guidance). 

Use of conditions and legal agreements in student housing 
schemes 

Student Management Plan 

3.32 A Student Management Plan is to be submitted with any planning 
application to ensure student welfare and to mitigate the potential 
impacts of the development on the local community. The Student 
Management Plan should include details of safety and crime prevention 
and a ‘Code of Conduct’. This shall include details on: 

 health and safety standards and procedures; 

 maintenance and repairs;  

 environmental quality;  

 landlord and tenant relationship;  

 student welfare;  
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 anti-social behaviour and disciplinary procedures; and  

 administration, accreditation and compliance procedures.  

3.33 With regards to anti-social behaviour, the Student Management Plan 
should describe a ‘student tenancy agreement’ including conditions to 
ensure that students are responsible in their behaviour to respect fellow 
residents, neighbours and the building, in order to prevent anti-social 
behaviour. The management plan should describe how the owners will 
enforce the terms and conditions of the tenancy. Any such plan can build 
upon any code of conduct provisions set out by the Institution to which 
the students belong. 

3.34 In line with the guidance detailed above the Council will also seek to 
secure through the S106 agreement: 

 the link to a Camden (or adjoining borough) HEFCE-funded 
institution(s); 

 the permanent occupation as student housing; and 

 a nominations agreement, or direct operation by a Camden based 
HEFCE funded HEI. 

Energy & Water 

3.35 Given that students generally pay a flat service charge for utilities the 
Council will expect the development to incorporate measures to 
minimise carbon dioxide emissions in accordance with Camden Core 
Strategy policy CS13 by minimising energy and water consumption 
through measures such as: 

 metering electricity, heat and water use; 

 incorporating energy and water efficient measures such as timers, 
sensors,  flow restrictors, individual controls and energy efficient light 
bulbs; 

 A and A* rated appliances; and 

 means of monitoring and feedback/education of occupiers on water 
and electricity usage. 

Community Facilities 

3.36 In line with Camden Development Policy DP15, the Council will seek to 
ensure that any developments that result in any additional need for 
community, leisure or open space facilities contribute to such facilities in 
the area. The Council will make an assessment based on: 

 the number of student units provided;  

 the provision of any on-site community, leisure or open space 
facilities; 

 the provision of any community, leisure or open space facilities 
provided by the higher education institution the students attend; and 

 any identified deficiencies identified in the area. 
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3.37 Where provision of facilities likely to be used by students is inadequate 
in the local area, we will seek a financial contribution to be used to 
provide or improve these types of community, leisure or open space 
facilities in the vicinity of the development.  

Further information 

URS Student Housing 
in Camden Study 
(October 2009) 

Provides information on existing provision of student 
housing in Camden and the pipeline of future 
developments. 

www.camden.gov.uk/ldf (see Evidence and Monitoring 
pages) 

Census 2001 Provides population figures outlining how many 
students in full time occupation as a proportion of 
overall population by Ward. 

Camden Annual 
Monitoring Report 

Provides details of housing completions (including 
student housing) by year.  

www.camden.gov.uk/ldf (see Evidence and Monitoring 
pages) 

HMO standards  Accreditation Network UK (ANUK) ‘Code of 
Standards for Larger Developments’ 
www.anuk.org.uk/LargeCode/Introduction.asp 
(accessed April 2011) 

 Camden HMO Standards  
www.camden.gov.uk/housing (see Private Sector 
Housing/ Private Housing Standards pages) 

 Secure by Design  
www.securedbydesign.com  

 

http://www.camden.gov.uk/ldf
http://www.camden.gov.uk/ldf
http://www.anuk.org.uk/LargeCode/Introduction.asp
http://camden.gov.uk/housing
http://www.securedbydesign.com/
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Appendix A 

Figure 8. Location of Student Housing Schemes in Camden 
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Appendix B 

Full-Time Higher Education Students and Population by Ward 

 

All resident 
full-time 

students age 
19 or over 

2001* 

Share of all 
Camden 

resident full-
time students 
age 19 or over 

2001* 

Usual 
resident 

population 
2001* 

Full-time 
students age 

19 or over as a 
percentage of 
usual resident 

population 
2001* 

No of 
resident full-

time higher 
education 

students 

2010/11# 

Share of all 
Camden resident 

full-time higher 
education 

students 

2010/11# 

Usual 
resident 

population 
2011+ 

Full-time 
students age 19 

or over as a 
percentage of 
usual resident 

population 2011 

LB Camden 15,690 100.0% 198,020 7.92 23,495 100.0% 220,338 

[Figures will be 
added when 
the relevant 
Census data 

becomes 
available] 

Belsize 720 4.6% 11,653 6.18 645 2.7% 12,702 

Bloomsbury 2,341 14.9% 9,224 25.38 4,370 18.6% 10,892 

Camden Town with Primrose Hill 606 3.9% 11,574 5.24 855 3.6% 12,613 

Cantelowes 827 5.3% 10,490 7.88 1,795 7.6% 11,925 

Fortune Green 525 3.3% 10,465 5.02 585 2.5% 11,740 

Frognal and Fitzjohns 882 5.6% 11,632 7.58 820 3.5% 11,986 

Gospel Oak 539 3.4% 10,465 5.15 515 2.2% 11,264 

Hampstead Town 550 3.5% 10,617 5.18 480 2.0% 11,270 

Haverstock 642 4.1% 11,224 5.72 1,000 4.3% 12,364 

Highgate 417 2.7% 10,492 3.97 415 1.8% 10,955 

Holborn and Covent Garden 1,017 6.5% 10,645 9.55 1,725 7.3% 13,023 

Kentish Town 646 4.1% 11,462 5.64 855 3.6% 13,417 

Kilburn 470 3.0% 10,494 4.48 580 2.5% 12,038 

King's Cross 2,622 16.7% 11,413 22.97 3,755 16.0% 11,843 

Regent's Park 1,035 6.6% 11,964 8.65 2,090 8.9% 13,528 

St Pancras and Somers Town 637 4.1% 12,490 5.10 1,595 6.8% 13,818 

Swiss Cottage 686 4.4% 11,663 5.88 755 3.2% 12,900 

West Hampstead 555 3.5% 10,053 5.52 665 2.8% 12,060 
 

* 2001 Census © Crown Copyright, source tables (Borough and Ward level): ST063 - Economic activity and age of full-time students by and household type and tenure - figures for 

student numbers include both school pupils and Higher Education students, therefore the table uses figures for students age 19 or over; KS01 - Usual resident population; ST001 - 
Age by sex and type of resident.  Cells in the source tables have been randomly adjusted by ONS to avoid the release of confidential data.  
+ 2011 Census Key Statistics and Quick Statistics, ONS © Crown Copyright, Open Government Licensed.  

# HESA © 2012 (restrictions apply) - figures in this table are rounded to the nearest 5. 
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Appendix C 

List of Camden based HEFCE-funded Higher Education Institutions (HEI’s) 

 Institution Location 

1 
Birkbeck College 
(University of London) 

Bloomsbury 
WC1E 7HX 

2 
Central School of Speech and Drama  
(University of London) 

Swiss Cottage 
NW3 3HY 

3 
Conservatoire for 
Dance and Drama 

Bloomsbury 
WC1H 9JJ 

4 
Institute of Education 
(University of London) 

Bloomsbury 
WC1H 0AL 

5 
London School of Hygiene and Tropical Medicine  
(University of London) 

Bloomsbury 
WC1E 7HT 

6 
Royal Veterinary College  
(University of London) 

Camden Town 
NW1 0TU 

7 
School of African and Oriental Studies  
(University of London) 

Bloomsbury 
WC1H 0XG 

8 
School of Pharmacy 
(University of London) 

Bloomsbury 
WC1N 1AX 

9 
University College London 
(University of London) 

Bloomsbury 
WC1E 6BT 

10 
University of London 
(School of Advanced Study) 

Bloomsbury 
WC1B 5DN 

11 University of the Arts 

King’s Cross 
Central & 
Holborn, WC1 
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4 Residential development standards  

This section (Key Message, paragraphs 4.1 to 4.30 and the Further 
Information table) has been replaced by Interim Housing CPG 
(paragraphs IH4.1 to IH4.10). 
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5 Lifetime Homes and Wheelchair Housing 

This section (Key Messages, paragraphs 5.1 to 5.42 and the Further 
Information table) has been replaced by Interim Housing CPG 
(paragraphs IH4.1 to IH4.10). 
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6 Development involving net loss of 
homes 

KEY MESSAGES 

 We will generally resist proposals for redevelopment or conversion of 
housing that involve the net loss of two or more homes. 

 Developments involving the loss of two or more homes may be 
acceptable in certain circumstances, including the creation of large 
homes in a part of the Borough that has a relatively low proportion of 
existing large dwellings. 

 We will assess proposals taking into account all relevant material 
considerations and particularly the history of the site including 
previous developments and valid planning consents involving the loss 
of homes. 

6.1 This guidance relates to Core Strategy policy CS6 – Providing quality 
homes and Development Policy DP2 – Making full use of Camden's 
capacity for housing. It applies to all development that involves the net 

loss of homes. This guidance does not relate to applications for Lawful 
Development Certificates. 

6.2 Camden's Core Strategy indicates that the projected growth in the 
number of households exceeds the anticipated supply of additional 
homes. The Council therefore seeks to minimise the net loss of existing 
homes. 

6.3 Camden's Development Policies document indicates that the number of 
conversion and redevelopment schemes each year that involve a loss of 
homes is sufficient to create a significant cumulative loss and contribute 
to the shortfall between the additional supply of homes and projected 
growth in the number of households. Many schemes involve combining 
2 or more homes into a single large dwelling, and there is some 
evidence to suggest that where large homes exist in Camden, they are 
relatively unlikely to be occupied by large households. In 2001, 47% of 
the households occupying a home with 5-or-more rooms were one- or 
two-person households. The proportion of one- or two-person 
households was 54% for owner-occupied homes with 5-or-more rooms.  

6.4 The Council does not generally seek to resist schemes combining 
dwellings where they involve loss of a single home. This provision 
creates some scope for growing families to expand into an adjoining 
property. However, the provision can also be used to make successive 
changes to a property to combine several homes into a single large 
dwelling. A town house comprising 5 flats (one per floor from basement 
to 3rd floor) could become one large dwelling through 4 losses of a 
single flat, reducing the number of occupiers below the capacity of the 
property, and generating a need for 4 additional homes elsewhere. The 
floorspace of the large dwelling created in such a scenario would 
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typically exceed 250 sq m, which is very much greater than the minimum 
space standards for a 6-person dwelling set out in this guidance and in 
the London Plan. 

6.5 The Council will therefore apply Development Policy DP2 to resist a 
succession of developments that involve combining small homes to 
create larger homes. When considering planning applications we will 
take into account all relevant material considerations including the 
cumulative loss of units created by past changes and the potential for 
further losses from planning consents that have not expired. We will 
particularly focus on changes in the same apartment or flat building, or in 
the same sub-divided town house. 

6.6 Development Policy DP2 does provide for developments involving the 
net loss of two or more homes where they would create large homes in a 
part of the borough with a relatively low proportion of large dwellings. 
This relates to the six wards listed in paragraph 2.24 of Camden's 
Development Policies document, namely Bloomsbury, Holborn and 
Covent Garden, King's Cross, Kilburn, Regent's Park and St Pancras 
and Somers Town. Census data for 1991 and 2001 shows that in both 
years fewer than 26% of households in these wards lived in homes with 
5 or more rooms. Providing for the development of more large homes in 
these wards contributes to the objective of creating mixed and inclusive 
communities set out in the NPPF and policy CS6 of Camden's Core 
Strategy. 

6.7 Development Policy DP2 also provides for developments involving the 
net loss of two or more homes where they would enable sub-standard 
units to be enlarged to meet residential space standards. We will 
consider such proposals favourably if existing homes are 20% or more 
below the space standards and the loss of dwellings is no greater than is 
necessary to meet the standard. 

6.8 Development Policy DP2 also provides for developments involving the 
net loss of two or more homes where they would enable existing 
affordable homes to be adapted to provide the affordable dwelling-sizes 
most needed, having regard to severe problems of overcrowding and the 
high proportion of one-bedroom dwellings in the Council stock. 

6.9 The Council will keep Camden Planning Guidance under review and will 
apply this guidance and Development Policy DP2 taking into account all 
relevant material considerations including the latest information from the 
2011 Census, population projections, other evidence relating to housing 
need and supply, and the impact of changes to national and regional 
planning policy. We will also take account of the minimum borough 
annual average housing target set out in the London Plan 2011, 
monitoring of housing delivery and the NPPF requirement that local 
planning authorities should plan to meet the full objectively assessed 
needs for housing. 

 

 


