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1. INTRODUCTION 
1.1 NEW LOCAL PLAN REVIEW 
1.1.1 The Council is undertaking a New Local Plan Review (NLPR) to ensure we have 

an up-to-date and fit-for-purpose Local Plan to guide the development of the 
Borough and reflect our values. The NLPR is a full review. 

1.1.2 The purpose of this Policy Formulation Report (PFR) is to demonstrate how the 
following policies within Chapter 5 - Homes of the RBKC NLPR have been 
developed and evidenced to a level of detail which cannot be included in the 
NLPR document itself: 

• Policy HO3: RBKC Community Housing 

• Policy HO4: Housing Size and Standards 

• Policy H05: Specialist Housing 

• Policy HO6: Other Housing Products 

• Policy HO7: Estate Renewal 

1.2 EXISTING LOCAL PLAN 
1.2.1 This topic of the NLPR relates primarily to the following chapters and policies of 

the existing Local Plan: 
 
CO6 Strategic Objective for Diversity of Housing 
 
Chapter 23: Diversity of Housing 
 
Policy CH2: Affordable Housing 
 
Policy CH3: Housing Size and Standards 
 
Policy CH4: Specific Housing Needs 
 
Policy CH5: Estate Renewal 
 

1.3 KEY ISSUES AND POLICY DRIVER 

POLICY HO3: RBKC COMMUNITY HOUSING 

1.3.1 There is a significant need for more community (affordable) homes in the 
Borough. Therefore, the Council must provide a clear planning policy framework 
to increase the provision of community homes in the Borough. The issues which 
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the Council considers the NLPR needs to address relating to Community Housing 
are:  
 
• Community Housing Threshold  
• Community Housing Target 
• Community Housing Tenure Split 
• Payments in Lieu 

POLICY HO4: SIZE AND STANDARDS 

1.3.2 New homes must be built to good standards both in terms of space and 
accessibility. The key issues which the Council considers the NLPR needs to 
address are: 
 
• Housing Size Mix 
• Space Standards 
• Access Standards 

POLICY HO5: SPECALIST HOUSING 

1.3.3 The Borough has an ageing population and has other groups that need specialist 
housing The key specialist forms of housing the Council considers the NPLR 
needs to address are housing for older people, as well as hostels and other 
accommodation for vulnerable groups. 

POLICY HO6: OTHER HOUSING PRODUCTS 

1.3.4 There are a number of relatively new housing products on the market. The NLPR 
should provide the planning policy framework for such products. The additional 
housing products the Council considers the NPLR needs to address are: 

 
• Build to Rent  
• Co-living 
• Student Accommodation  

POLICY HO7: ESTATE RENEWAL 

1.3.5 Following the Grenfell Tower tragedy, the Council made a commitment to end 
estate regeneration on Council owned estates. The Council will continue this 
approach in the NLPR. However, a robust policy framework is required to help 
guide developments on housing estates owned by registered providers.  
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2. POLICY HO3: RBKC COMMUNITY 
HOUSING 

2.1 INTRODUCTION 
2.1.1 The existing Local Plan Policy CH2: Affordable Housing includes criteria on 

affordable housing. Given the changes at national and regional level on 
affordable housing since the policy was adopted in 2019, – as well as the change 
in the Council’s values following the Grenfell Tower tragedy, and in light of 
updated evidence the Council needs to review its planning policies in relation to 
affordable housing and related issues. 

2.2 LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)  

Viability 

2.2.1 Paragraph 34 of the NPPF states that “Plans should set out the contributions 
expected from development. This should include setting out the levels and types 
of affordable housing provision required, along with other infrastructure (such as 
that needed for education, health, transport, flood and water management, green 
and digital infrastructure). Such policies should not undermine the deliverability of 
the plan.” 

2.2.2 Paragraph 58 of the NPPF states that “Where up-to-date policies have set out the 
contributions expected from development, planning applications that comply with 
them should be assumed to be viable. It is up to the applicant to demonstrate 
whether particular circumstances justify the need for a viability assessment at the 
application stage. The weight to be given to a viability assessment is a matter for 
the decision maker, having regard to all the circumstances in the case, including 
whether the plan and the viability evidence underpinning it is up to date, and any 
change in site circumstances since the plan was brought into force. All viability 
assessments, including any undertaken at the plan-making stage, should reflect 
the recommended approach in national planning guidance, including 
standardised inputs, and should be made publicly available.” 

Community Housing Need 

2.2.3 Paragraph 60 of the NPPF states that “To support the Government’s objective of 
significantly boosting the supply of homes, it is important that a sufficient amount 
and variety of land can come forward where it is needed, that the needs of groups 
with specific housing requirements are addressed and that land with permission is 
developed without unnecessary delay.” 

2.2.4 Paragraph 61 then refers to the requirement to undertake a Local Housing Needs 
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Assessment using the standard method.  

2.2.5 Paragraph 62 of the NPPF goes on to state that “Within this context, the size, 
type and tenure of housing needed for different groups in the community should 
be assessed and reflected in planning policies (including, but not limited to, those 
who require affordable housing, families with children, older people, students, 
people with disabilities, service families, travellers1, people who rent their homes 
and people wishing to commission or build their own homes2).” 

2.2.6 Paragraph 63 sets out that where a need for affordable housing is identified, 
planning policies should specify the type of affordable housing required, and 
expect it to be met on-site unless: 

a) Off-site provision or an appropriate financial contribution in lieu can be 
robustly justified; and 

b) The agreed approach contributes to the objective of creating mixed and 
balanced communities. 

Community Housing Threshold 

2.2.7 Paragraph 64 of the NPPF states that “Provision of affordable housing should not 
be sought for residential developments that are not major developments….To 
support the re-use of brownfield land, where vacant buildings are being reused or 
redeveloped, any affordable housing contribution due should be reduced by a 
proportionate amount3.” Major development is defined in Annex 2: Glossary of the 
NPPF as “development where 10 or more homes will be provided, or the site has 
an area of 0.5 hectares or more. For non-residential development it means 
additional floorspace of 1,000 m2 or more, or a site of 1 hectare or more, or as 
otherwise provided in the Town and Country Planning (Development 
Management Procedure) (England) Order 2015.” 

Community Housing Tenure Split 

2.2.8 Paragraph 65 sets out that planning policies and decisions should expect at least 
10% of the total number of homes to be available for affordable home ownership 
“unless this would exceed the level of affordable housing required in the area, or 
significantly prejudice the ability to meet the identified affordable housing needs of 
specific groups”. The relevant exemptions to this are for sites which 

a) Provides solely for Build to Rent homes; 

b) Provides specialist accommodation for a group with specific needs (purpose-
 

1 Footnote 27 of the NPPF - Planning Policy for Traveller Sites sets out how travellers’ housing needs should 
be assessed for those covered by the definition in Annex 1 of that document. 
2 Footnote 28 of the NPPF - Under section 1 of the Self Build and Custom Housebuilding Act 2015, local 
authorities are required to keep a register of those seeking to acquire serviced plots in the area for their own 
self-build and custom house building. They are also subject to duties under sections 2 and 2A of the Act to 
have regard to this and to give enough suitable development permissions to meet the identified demand. Self 
and custom-build properties could provide market or affordable housing. 
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built accommodation for the elderly or students);  

c) Developed by people who wish to build or commission their own homes; or 

d) Is exclusively for affordable housing, an entry-level exception site or a rural 
exception site. 

DEFINITION OF AFFORDABLE HOUSING 

2.2.9 Annex 2: Glossary of the NPPF sets out the definition of affordable housing. Any 
planning policy relating to affordable housing can only ever require the 
type/tenures set out in national policy. This definition is presented below for ease 
of reference –  
 
Affordable housing: housing for sale or rent, for those whose needs are not met 
by the market (including housing that provides a subsidised route to home 
ownership and/or is for essential local workers); and which complies with one or 
more of the following definitions:  
 
a) Affordable housing for rent: meets all of the following conditions: (a) the rent 
is set in accordance with the Government’s rent policy for Social Rent or 
Affordable Rent, or is at least 20% below local market rents (including service 
charges where applicable); (b) the landlord is a registered provider, except where 
it is included as part of a Build to Rent scheme (in which case the landlord need 
not be a registered provider); and (c) it includes provisions to remain at an 
affordable price for future eligible households, or for the subsidy to be recycled for 
alternative affordable housing provision. For Build to Rent schemes affordable 
housing for rent is expected to be the normal form of affordable housing provision 
(and, in this context, is known as Affordable Private Rent).  
 
b) Starter homes: is as specified in Sections 2 and 3 of the Housing and 
Planning Act 2016 and any secondary legislation made under these sections. The 
definition of a starter home should reflect the meaning set out in statute and any 
such secondary legislation at the time of plan-preparation or decision-making. 
Where secondary legislation has the effect of limiting a household’s eligibility to 
purchase a starter home to those with a particular maximum level of household 
income, those restrictions should be used.  
 
c) Discounted market sales housing4: is that sold at a discount of at least 20% 
below local market value. Eligibility is determined with regard to local incomes 
and local house prices. Provisions should be in place to ensure housing remains 
at a discount for future eligible households.  
 
d) Other affordable routes to home ownership: is housing provided for sale 
that provides a route to ownership for those who could not achieve home 
ownership through the market. It includes shared ownership, relevant equity 
loans, other low cost homes for sale (at a price equivalent to at least 20% below 

 
4 The definition of affordable housing now also includes First Homes – a specific kind of discounted market 
sale housing following the publication of the First Homes PPG. 
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local market value) and rent to buy (which includes a period of intermediate rent). 
Where public grant funding is provided, there should be provisions for the homes 
to remain at an affordable price for future eligible households, or for any receipts 
to be recycled for alternative affordable housing provision, or refunded to 
Government or the relevant authority specified in the funding agreement.    
 

2.2.10 First Homes: In addition to the products listed in Annex A of the NPPF, the 
Government introduced First Homes as a form of affordable housing through a 
Written Ministerial Statement to come into effect on 28 June 2021. The 
Government’s Guidance on First Homes defines them as follows: 

“First Homes are a specific kind of discounted market sale housing and should be 
considered to meet the definition of ‘affordable housing’ for planning purposes. 
Specifically, First Homes are discounted market sale units which: 

a) must be discounted by a minimum of 30% against the market value; 

b) are sold to a person or persons meeting the First Homes eligibility criteria (see 
below); 

c) on their first sale, will have a restriction registered on the title at HM Land 
Registry to ensure this discount (as a percentage of current market value) and 
certain other restrictions are passed on at each subsequent title transfer; and, 

d) after the discount has been applied, the first sale must be at a price no higher 
than £250,000 (or £420,000 in Greater London). 

First Homes are the government’s preferred discounted market tenure and should 
account for at least 25% of all affordable housing units delivered by developers 
through planning obligations.” 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): HOUSING AND 
ECONOMIC NEEDS ASSESSMENT 

2.2.11 The National Planning Practice Guidance (NPPG) provides further guidance on 
national policy. Paragraphs 18 to 24 of the housing and economic needs 
assessment NPPG relate to affordable housing. This guidance defines 
households in affordable housing need as households whose needs are not met 
by the market. It also provides the approach to calculate affordable housing need 
based on the relationship between current unmet gross need, newly arising 
households likely to be in affordable housing need and current affordable housing 
supply. 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): VIABILITY  

2.2.12 Paragraph 1 of the NPPG on Viability states that “Plans should set out the 
contributions expected from development. This should include setting out the 
levels and types of affordable housing provision required.. 

These policy requirements should be informed by evidence of infrastructure and 
affordable housing need, and a proportionate assessment of viability that takes 

https://questions-statements.parliament.uk/written-statements/detail/2021-05-24/hlws48
https://www.gov.uk/guidance/first-homes
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/viability
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into account all relevant policies, and local and national standards, including the 
cost implications of the Community Infrastructure Levy (CIL) and section 106. 
Policy requirements should be clear so that they can be accurately accounted for 
in the price paid for land. To provide this certainty, affordable housing 
requirements should be expressed as a single figure rather than a range. 
Different requirements may be set for different types or location of site or types of 
development.” 

2.2.13 Paragraph 2 further sets out that “Policy requirements, particularly for affordable 
housing, should be set at a level that takes account of affordable housing and 
infrastructure needs and allows for the planned types of sites and development to 
be deliverable, without the need for further viability assessment at the decision 
making stage.” 

2.2.14 The NPPG does not require individual testing of every site or assurance that 
individual sites are viable (paragraph 3). Instead a typology approach to viability 
can be undertaken (paragraph 4). However, it may be necessary to consider 
specific circumstances for strategic sites. Paragraph 5 states “Plan makers can 
undertake site specific viability assessment for sites that are critical to delivering 
the strategic priorities of the plan.”  

2.2.15 Paragraph 6 sets out that “Under no circumstances will the price paid for land be 
a relevant justification for failing to accord with relevant policies in the plan.” 

2.2.16 The NPPG endorses using standardised inputs to viability assessments. 
Paragraph 10 sets out the principles of carrying out a viability assessment. It 
states “In plan making and decision making viability helps to strike a balance 
between the aspirations of developers and landowners, in terms of returns 
against risk, and the aims of the planning system to secure maximum benefits in 
the public interest through the granting of planning permission.” It then sets out 
how gross development value and costs can be defined for the purpose of vaibilty 
assessment (paragraphs 11) and 12. In terms of land values the NPPG states 
that “To define land value for any viability assessment, a benchmark land value 
should be established on the basis of the existing use value (EUV) of the land, 
plus a premium for the landowner. The premium for the landowner should reflect 
the minimum return at which it is considered a reasonable landowner would be 
willing to sell their land. The premium should provide a reasonable incentive, in 
comparison with other options available, for the landowner to sell land for 
development while allowing a sufficient contribution to fully comply with policy 
requirements. Landowners and site purchasers should consider policy 
requirements when agreeing land transactions. This approach is often called 
‘existing use value plus’ (EUV+).”  

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): PLANNING FOR 
BUILD TO RENT  

2.2.17 The guidance (paragraph 2) states that local authorities should use a local 
housing need assessment to determine the need for build to rent homes in the 
area and how it can meet the housing needs of different demographic and social 
groups.  

https://www.gov.uk/guidance/viability#para015
https://www.gov.uk/guidance/build-to-rent
https://www.gov.uk/guidance/build-to-rent
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2.2.18 The guidance further requires that affordable housing on built to rent schemes is 
provided by default in the form of affordable private rent (a class of affordable 
housing specifically designed for build to rent), and that 20% is considered a 
suitable benchmark for the level of affordable private rent homes to be provided. 
If local authorities wish to set a different proportion, they should justify this using 
the evidence emerging from their local housing need assessment, and set the 
policy out in their local plan. Similarly, the guidance on viability permits 
developers, in exception, the opportunity to make a case seeking to differ from 
this benchmark. 

2.2.19 The minimum rent discount for affordable private rent should be at least 20% less 
than the private market rent (inclusive of service charges) for the same or 
equivalent property. Build to rent developers should assess the market rent using 
the definition of the International Valuations Standard Committee as adopted by 
the Royal Institute of Chartered Surveyors (paragraph 3).  

2.2.20 The NPPG for Build to Rent does not preclude other forms of affordable housing 
from such development. Paragraph 4 states, “It is expected that developers will 
usually meet their affordable housing requirement by providing affordable private 
rent homes. However, if agreement is reached between a developer and a local 
authority, this requirement can be met by other routes, such as a commuted 
payment and/or other forms of affordable housing as defined in the National 
Planning Policy Framework glossary. The details of this must be set out in the 
section 106.” 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): FIRST HOMES 

2.2.21 The NPPG provides detail on First Homes and their implementation. The 
definition of First Homes is set out in paragraph 2.2.7 above. 

2.2.22 As stated earlier the discount from market value must be a minimum of 30%. 
Paragraph 4 of the NPPG on First Homes sets out that it is possible for a local 
planning authority to require higher minimum discounts of either 40% or 50% if 
they can demonstrate a need for this. Discounts cannot be set at any other value. 
“As part of their plan-making process, local planning authorities should undertake 
a housing need assessment to take into account the need for a range of housing 
types and tenures, including various affordable housing tenures (such as First 
Homes). Specific demographic data is available on open data communities which 
can be used to inform this process. The assessment will enable an evidence-
based planning judgement to be made about the need for a higher minimum 
discount level in the area, and how it can meet the needs of different 
demographic and social groups.” These minimum discounts should apply to the 
entire local plan area (except if Neighbourhood Plans are in place in certain 
areas) and should not be changed on a site-by-site basis. It is also possible to 
lower the £420,000 cap. 

2.2.23 The Government policy intent of First Homes not being a mechanism to subsidise 
very expensive properties is important to note given the extremely high land 
values in the Borough. The Government consultation on First Homes, February 
2020 was clear in this regard (paragraph 24) which stated that “The Government 
is clear this scheme is not to be used to subsidise the purchase of exceptionally 

https://www.gov.uk/guidance/first-homes
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/972543/First_Homes_consultation_document.pdf
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expensive property, and to ensure the scheme supports as many people as 
possible into home ownership, we are minded to introduce a cap on the value of 
properties available for this scheme before the discount is applied.” The 
Government consulted on options to introduce a cap and introduced the two caps 
of £420,000 in London and £250,000 across England.  

2.2.24 Also of note is Paragraph 23 of the NPPG on First Homes which states that “the 
25% expected First Homes contribution for any affordable product can make up 
or contribute to the 10% overall number of homes expected to be an affordable 
home ownership product on major developments as set out in the NPPF.” 

REGIONAL 

THE LONDON PLAN 

2.2.25 Delivering more genuinely affordable housing is a key strategic issue for London. 
Paragraph 1.4.3 of the London Plan 2021 sets out that the 2017 London Strategic 
Housing Market Assessment (SHMA) has identified a significant overall need for 
housing, and for affordable housing in particular. London needs 66,000 new 
homes each year, for at least twenty years, and evidence suggests that 43,000 of 
them should be genuinely affordable if the needs of Londoners are to be met. 
This supports the Mayor’s strategic target of 50 per cent of all new homes being 
genuinely affordable, which is based on viability evidence. Part B of Policy GG4: 
Delivering the homes Londoners Need supports the  delivery of 50 per cent of all 
new homes being genuinely affordable.  

2.2.26 The London Plan has five separate planning policies dedicated to affordable 
housing:  
 
• Policy H4 Delivery affordable housing 
• Policy H5 Threshold approach to applications 
• Policy H6 Affordable housing tenure 
• Policy H7 Monitoring of affordable housing 
• Policy H8: Loss of existing housing and estate redevelopment 
 

2.2.27 Policy H4, H5 and H6 set out the approach to affordable housing delivery in 
London. 

2.2.28 Policy H4 reiterates the strategic target of 50 per cent of new homes to be 
genuinely affordable and sets out five specific measures to achieve this aim 
including the threshold approach to applications. Affordable housing providers 
with agreements with the Mayor should deliver at least 50 per cent affordable 
housing across their development programme and strategic partners 60 per cent. 
Residential proposals on public land should deliver at least 50 per cent affordable 
housing on each site. Part B of the policy requires affordable housing to be 
provided on site and – in exceptional circumstances – off site or as a cash in lieu 
contribution.  

2.2.29 Policy H5 introduces the threshold approach which applies to major development 
proposals. Part B of the policy sets the threshold level of affordable housing on 
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gross residential development as initially set at: a minimum of 35 per cent5 or 50 
per cent for public sector land where there is no portfolio agreement with the 
Mayor of London or 50 per cent for Strategic Industrial Locations, Locally 
Significant Industrial Sites and Non-Designated Industrial Sites appropriate for 
residential uses. None of these designations are applicable in the Borough.  

2.2.30 To benefit from the Fast Track Route on the threshold approach, applications 
must – in line with Part C of the Policy – meet or exceed the relevant threshold 
level of affordable housing on site without subsidy and have a relevant tenure 
split in line with Policy H6. Schemes that propose 75 per cent or more genuinely 
affordable housing may be considered under the Fast Track Route whatever the 
affordable housing tenure mix. Fast tracked applications are not required to 
provide viability assessment at application stage as set out in Part E – which also 
introduces the requirement for an Early Stage Viability Review in case the agreed 
level of progress on implementation is not made within two years of the 
permission being granted.  

2.2.31 In situations where an application does not meet the requirements set out in Part 
C, the Viability Tested Route must be followed (Part F). Paragraph 4.5.2 provides 
further details on the Viability Tested Route which must follow the detailed 
methodology set out in the Mayor’s Affordable Housing and Viability SPG. 

2.2.32 Policy H6 sets out the split of affordable products that should be applied to 
residential development: 30 per cent low-cost rented homes (London Affordable 
Rent or Social Rent); 30 per cent intermediate products (meet the definition of 
genuinely affordable housing, include London Living Rent and London Shared 
ownership); 40 per cent to be determined by the borough based on need. The 
supporting text of this Policy – paragraph 4.6.2 – specifies the presumption that 
the 40 per cent will focus on Social Rent and London Affordable Rent.  

2.2.33 Paragraph 4.6.3 intends to set out the products that the Mayor considers 
genuinely affordable. It states that “The Mayor is committed to delivering 
genuinely affordable housing. Within the broad definition of affordable housing, 
the Mayor’s preferred affordable housing tenures are: homes based on social rent 
levels, including Social Rent and London Affordable Rent, London Living Rent, 
London Shared Ownership. Paragraphs 4.6.4 to 4.6.7 provide more detail on 
these products. 

2.2.34 Paragraph 4.6.8 sets out the income caps for intermediate products. It states 
“Currently all intermediate rented products such as London Living Rent and 
Discounted Market Rent should be affordable to households on incomes of up to 
£60,000. Intermediate ownership products such as London Shared Ownership 
and Discounted Market Sale (where they meet the definition of affordable 
housing), should be affordable to households on incomes of up to £90,000. 
Further information on the income caps and how they are applied can be found in 
the Annual Monitoring Report. The caps will be reviewed and updated where 
necessary in the Annual Monitoring Report. 

 
5 This threshold will be monitored and reviewed in 2021 

https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/monitoring-london-plan
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2.2.35 Policy H7 ensures that boroughs have monitoring processes in place to 
implement Section 106 agreements and that the information is in the public 
domain. 

2.2.36 Policy H8 Part A sets out that “Loss of existing housing should be replaced by 
new housing at existing or higher densities with at least the equivalent level of 
overall floorspace.” Parts C to E deal with demolition and replacement of 
affordable housing. Part E sets out that “All development proposals that include 
the demolition and replacement of affordable housing are required to follow the 
Viability Tested Route and should seek to provide an uplift in affordable housing 
in addition to the replacement affordable housing floorspace.” 

LONDON HOUSING STRATEGY 

2.2.37 The London Housing Strategy sets out the Mayor’s vision for housing, and his 
policies and proposals to make it happen. The vision is underpinned by five 
priorities including “delivering genuinely affordable homes”. This priority is itself 
underpinned by three policies: 
 
• Policy 4.1: Ensuring homes are genuinely affordable – sets out products that 

considered genuinely affordable to Londoners. These reflect those set out in 
the London Plan above. 

• Policy 4.2: Working towards half of new homes built being affordable.  
• Policy 4.3: Protecting London’s existing social housing – where the Mayor set 

outs that homes demolished for redevelopment are replaced on a like for like 
basis. 

HOMES FOR LONDONERS AFFORDABLE HOMES PROGRAMME FUNDING 
GUIDANCE 

2.2.38 The Mayor of London’s document Homes for Londoners, Affordable Housing 
Programme 2021-2026, November 2020 sets out funding guidance. The Mayor 
has secured £4 billion from Government to deliver affordable homes in London 
under the new Homes for Londoners: Affordable Homes Programme 2021- 2026.. 
There are three affordable products that are expected to be funded through this 
grant (1) London Affordable Rent (2) London Living Rent and (3) London Shared 
Ownership. This acts as an incentive for affordable housing providers to deliver 
these products.  

AFFORDABLE HOUSING AND VIABILITY SPG 

2.2.39 The Mayor’s SPD on Affordable Housing and Viability SPG, 2017 sets out the 
details of the threshold Approach to affordable housing as articulated in London 
Plan Policy H5. The SPD is used by the Council in determining planning 
applications now and any updates will also be used similarly in the future. 

FIRST HOMES PRACTICE NOTE JULY 2021, GLA 

2.2.40 As the national policy on First Homes was introduced on 24 May 2021, after the 
publication of the London Plan, this practice note sets out how the London Plan 
policy interacts with the national First Homes requirement. It comments that “First 

https://www.london.gov.uk/sites/default/files/2018_lhs_london_housing_strategy.pdf
https://www.london.gov.uk/sites/default/files/201123_homes_for_londoners_-_affordable_homes_programme_2021-2026_-_funding_guidance_fa.pdf
https://www.london.gov.uk/sites/default/files/201123_homes_for_londoners_-_affordable_homes_programme_2021-2026_-_funding_guidance_fa.pdf
https://www.london.gov.uk/sites/default/files/ah_viability_spg_20170816.pdf
2.2.30https:/www.london.gov.uk/sites/default/files/first_homes_planning_practice_note_.pdf
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Homes requirement is a material consideration for decision makers to take into 
account alongside policies of the Development Plan and any other 2 relevant 
material considerations. It does not alter the position of the Development Plan as 
the starting point for decision-taking.” 

2.2.41 For plan-making it states that “In London, Local Plans must be in general 
conformity with the London Plan. Following the end of the transitional 
arrangements for Local Plans, Local Planning Authorities bringing forward revised 
plans in London should take into account the issues referred to under decision-
making above when developing affordable housing policies, including evidence of 
affordable housing need and deliverability, alongside national policy.” 

2.2.42 The issues for decision making are: 
• Affordable housing needs at a local and strategic level. 
• The delivery of affordable housing by tenure against local and strategic 

targets. 
• The deliverability and affordability of First Homes in a local and strategic 

context. 
• The discount to market value required to enable First Homes to be provided at 

or below the £420,000 cap and the relevance of this to scheme deliverability 
and the provision of other affordable housing tenures. 

• All other relevant national and Mayoral requirements, including eligibility 
criteria, for First Homes and intermediate housing. 

2.2.43 It notes that “Based on the criteria set out in the WMS and PPG, in many cases 
properties discounted by 30 per cent from market value are likely to exceed the 
£420,000 cap. Where the value is below the cap, homes are likely to be smaller 
or in lower value areas, and accessible to a limited proportion of households at 
the upper end of the eligible income range.  

In many cases a discount to market value in excess of 30 per cent would be 
required to ensure that the cap was not exceeded. This would have a detrimental 
impact on development viability and the provision of other affordable tenures, 
particularly social rent and London Affordable Rent for which there is greatest 
need.  

Local Planning Authorities are encouraged to consider the deliverability and 
affordability of First Homes for their areas taking into account market values, the 
discount needed to meet national and Mayoral criteria, and local incomes.” 
 

LOCAL 

HOUSING STRATEGY   

2.2.44 In 2019, the Council adopted its new Housing Strategy 2019-2022 which sets out 
the vision and key priorities in housing. The strategy sets out six key priorities 
including ‘increasing the supply of genuinely affordable housing.’ To deliver this 
the Housing Strategy sets out that we will: 

• Deliver an ambitious new build programme building 600 homes on Council 

https://www.rbkc.gov.uk/housing/housing-consultations-and-policy/policy-and-publications/housing-strategy
https://www.rbkc.gov.uk/housing/housing-consultations-and-policy/policy-and-publications/housing-strategy
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land, of which at least 300 will be social rent. 

• Deliver a targeted £20 m programme to purchase former Council 
properties on estates to provide new permanent social housing and local 
temporary accommodation for those who need it. 

• Explore opportunities for infill on existing estates, with no loss of existing 
homes except where there are possibilities to create larger homes by 
combining smaller ones. 

• Use planning policy to require developers to deliver more genuinely 
affordable homes, including: 

o Developing a new Supplementary Planning Document (SPD) on 
Affordable Housing; 

o Initiating a full review of the Local Plan to update planning policies in 
line with housing needs. 

• Push developers to deliver integrated mixed tenure schemes and hold 
them to account for the delivery of on-site affordable housing. 

• Through the emerging Local Plan and other planning guidance, identify 
sites in the borough which can be optimised for the delivery of new homes. 

• Ensure that the two Opportunity Areas in the borough at Kensal Canalside 
new home development as well as providing desirable spaces to live, work 
and spend time. 

• Develop a key worker housing policy to help public sector workers find 
housing they can afford in the borough. 

• Develop an Empty Homes Strategy, increasing Council Tax from 200 per 
cent to 300 per cent to encourage owners of properties that have been 
empty for a number of years to bring them back into use. 

KEY WORKER AND INTERMEDIATE HOUSING POLICY 2022 

2.2.45 The Key Worker and Intermediate Housing Policy 2022 sets out the way in which 
the Council will prioritise residents for intermediate housing properties, including 
those earmarked for key workers, to which it has nomination rights. This includes 
those intermediate properties owned by the Council and those built by third-party 
developers. It also includes eligibility and prioritisation for First Homes. It does not 
cover the allocation of social rent properties which are covered elsewhere. 

2.2.46 It sets the household income levels for eligibility to be not less than £25,000 per 
annum as a guide with an upper cap of £60,000 for intermediate rented products 
and £90,000 for intermediate ownership products. The income band will be 
periodically reviewed to remain in line with any revisions made by the GLA. 

2.2.47 Section 7 of the document sets out the definition of key workers for the purposes 
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of allocations. These are those who work/provide services within the Borough in 
the following settings as well as a requirement to be physically present at the 
workplace: 

• NHS staff 

• Staff employed by NHS North West London Clinical Commissioning Group  

• London Fire Brigade staff  

• Front-line care workers  

• Staff providing educational services in the state sector 

• Frontline child care workers 

• Metropolitan Police constables 

• Frontline social workers 

EXISTING LOCAL PLAN POLICY 

2.2.48 The Local Plan policies on securing affordable housing are set out in Policy CH2: 
Affordable Housing as set out below:   
 
Policy CH2: Affordable Housing  
 
The Council will seek the maximum reasonable amount of affordable housing.  
 
 To deliver this the Council will require:  
 
 a. developments to provide a minimum of 35% of all residential floorspace as 
affordable housing on sites that provide 650 sq m or more of gross residential 
floorspace (gross internal area), once the threshold is met all gross residential 
floorspace is liable for an affordable housing contribution;  
 
b. overall 50% of the affordable housing provision to be affordable housing for 
rent and 50% to be intermediate including intermediate rent and affordable home 
ownership products;  
 
 c. provision of affordable housing to be on-site unless exceptional circumstances 
justified by robust evidence exist which support provision off-site or providing a 
payment in lieu;   
 
 d. an application to be made for any ‘off site’ affordable housing concurrently with 
the main planning application and that the two applications are linked through a 
s106 agreement or unilateral undertaking;   
 
 e. where a qualifying scheme providing 650 sq. m or more gross residential 
floorspace (gross internal area) does not provide 35% as affordable floorspace 
on-site, the applicant must demonstrate all of the following:  
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 i. the maximum reasonable amount of affordable housing is provided through the 
provision of an open book financial viability assessment;  
 ii. supporting evidence for the exceptional site circumstances or other public 
benefits to justify the reduced affordable housing provision;  
 iii to calculate payments in lieu for affordable housing, two viability assessments 
comparing residual land values on a site-by-site basis – one reflecting the 
maximum reasonable amount of affordable housing provision on-site and the 
second with 100% private housing;  
 
 f. affordable housing and market housing to be integrated in any development 
and have the same external appearance;   
 
 g. the affordable and market housing to have equivalent amenity in relation to 
factors including views, siting, daylight, noise and proximity to open space, 
playspace, community facilities and shops. 

COMMUNITY HOUSING SPD 

2.2.49 As part of the adoption of the Local Plan 2019, the Council made a commitment 
to increase social rented housing as a proportion of affordable housing in the 
Borough and reference was made to the production of the Community Housing 
SPD to deliver on that commitment. This reflected the step change in the 
Council’s approach following the Grenfell Tower tragedy. This links with the 
Council’s ambitions and priorities in the Council Plan, March 20192, the Grenfell 
Recovery Strategy, January 20193 and the Housing Strategy, December 2019. 
All these documents support the provision of more social housing in the Borough.  

 

2.2.50 A key aim of the SPD was to find an alternative term for the word “affordable”. 
The Council felt this was necessary as the term had lost its meaning and was 
often misunderstood by the general public. Given the Council’s firm commitment 
to signal a change in direction, it was important that whenever the new term is 
used, it is clear to everyone that these homes will be genuinely affordable. 
Following extensive consultation, the word community housing is used to signal 
that the products we secure through planning are genuinely affordable. 

2.2.51 The SPD was adopted in June 2020 and provides further guidance on relevant 
policies of the London Plan in addition to the Council’s Local Plan. 

2.2.52 The key guidance in the Community Housing SPD includes: 

 

 

 

 

 

https://www.rbkc.gov.uk/sites/default/files/atoms/files/Community%20Housing%20Supplementary%20Planning%20Document%20%28SPD%29.pdf
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SUMMARY 
 

Date Document Organisation 
Jun 2019 National Planning Policy Framework (NPPF)  MHCLG 

Dec. 2020 National Planning Practice Guidance (NPPG): 
Housing and Economic Needs Assessments 

MHCLG 

Sep 2019 NPPG: Viability MHCLG 

Sep. 2018 NPPG: Planning for Build to Rent MHCLG 

May 2021 NPPG: First Homes MHCLG 

Mar. 2021 The London Plan Mayor of London 

May 2018 London Housing Strategy Mayor of London 

Nov. 2020 Homes for Londoners: Affordable Homes 
Programme 2021-2026 Funding Guidance 

Mayor of London 

• Following consultation the Council will use the term RBKC Community 
Housing instead of “affordable” housing to convey that the products we 
secure are genuinely affordable.  

• The products within RBKC Community Housing are – social rent, 
affordable rent (at London Affordable Rent levels) and intermediate rent 
and the lowest London Living Rent (LLR) levels in the borough. 

• 70 per cent social rent in most circumstances or affordable rent at London 
Affordable Rent levels in some cases as set out in this SPD. 

• 30 per cent intermediate at London Living Rent levels at lowest ward level 
of LLR in the borough (currently Notting Dale ward). 

• Provision of 35 per cent on-site affordable homes in all relevant 
developments of 650 sq. m and above is a key Council priority. 

• Only in very exceptional circumstances will the Council accept off-site 
provision or payments in lieu. 

• Public sector land needs to work harder and provide 50 per cent affordable 
housing on individual sites or across a portfolio of sites when agreed by the 
Mayor of London. 

• The affordable offer in extra care schemes can be general affordable or 
affordable extra care. This will be determined on a case by case basis. 

http://planningguidance.communities.gov.uk/blog/policy/
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/viability
https://www.gov.uk/guidance/build-to-rent
https://www.gov.uk/guidance/first-homes
http://www.london.gov.uk/priorities/planning/london-plan
https://www.london.gov.uk/sites/default/files/2018_lhs_london_housing_strategy.pdf
https://www.london.gov.uk/sites/default/files/201123_homes_for_londoners_-_affordable_homes_programme_2021-2026_-_funding_guidance_fa.pdf
https://www.london.gov.uk/sites/default/files/201123_homes_for_londoners_-_affordable_homes_programme_2021-2026_-_funding_guidance_fa.pdf
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Date Document Organisation 
Aug. 2017 Affordable Housing and Viability SPG Mayor of London 

Mar 2021 Annual Monitoring Report Mayor of London 

2019 Housing Strategy 2019-2022 RBKC 

2022 Key worker and intermediate housing policy 
2022 
 

RBKC 

Jun. 2020 Community Housing SPD RBKC 
 

  

https://www.london.gov.uk/sites/default/files/ah_viability_spg_20170816.pdf
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/monitoring-london-plan
https://www.rbkc.gov.uk/housing/housing-consultations-and-policy/policy-and-publications/housing-strategy
https://www.rbkc.gov.uk/sites/default/files/atoms/files/Community%20Housing%20Supplementary%20Planning%20Document%20%28SPD%29.pdf
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2.3 EVIDENCE BASE 
MONITORING REPORT 2020 

PAYMENTS IN LIEU 

2.3.1 Between April 2020 and March 2021 £401,000 was agreed through planning 
agreements to contribute to the Borough’s stock of affordable housing. This is 
money that can be used to provide new units themselves.  Over the same period, 
we received £675,443.  

2.3.2 The Council has a threshold of 650 sqm above which the requirement to secure 
affordable housing is triggered. This threshold was introduced in the Local Plan 
2019. 

2.3.3 There have been three schemes since the adoption of the Local Plan that were 
less than 1,000 sqm which secured affordable housing contributions. These are 
as follows and have contributed about £800,000 in total. 

 
Development site Size  Planning Ref Amount Due Amount 

Paid 
10-11 Foulis 
Terrace, SW7 3LZ  

752 sq.m  PP/19/04595 401,000  401,137  

2 Cranley Gardens, 
LONDON  

674.6 sqm PP/19/05441 166,421  168,634  

21 Pembridge 
Gardens, LONDON, 
W2 4EB 

665 sqm PP/21/05204 250,000  254,747  

2.3.4 In the same monitoring period 52 affordable homes were completed on-site. 
These were all on the same development site at 195 Warwick Road. Over the 
monitoring period 5 of the 40 residential schemes granted permission were of a 
scale to trigger the requirement for the provision of affordable housing units. 
Combined these will provide 46 new affordable units in the Borough. All but one 
of these are on Council owned sites. 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA) 

2.3.5 The Council commissioned Cobweb Consulting to carry out a Local Housing 
Needs Assessment (LHNA) for the Council to ensure the Council had up to date 
evidence of housing need to inform production of the NLPR. The key relevant 
findings in relation to community housing are set out below: 

Community Housing Need 

Evidence of the need for Community Housing within the Borough and likely 
requirements for different types and sizes of homes over the plan period were 
examined using a spreadsheet based model based on the requirements of 
National Planning Practice Guidance (NPPG). This was an amended version of 
the model previously used in the 2015 SHMA and its 2019 Update. 

http://www.rbkc.gov.uk/planningandbuildingcontrol/planningpolicy/monitoringreport.aspx
https://planningconsult.rbkc.gov.uk/gf2.ti/f/1364450/124977893.1/PDF/-/05%20Homes%20LHNA%20Full%20Report%20Jan%2022.pdf
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The overall number of households who are in need of community housing in the 
Royal Borough of Kensington and Chelsea is estimated to be 1,018 per annum. 
Figure 3.1 of the LHNA sets out a summary of the needs calculation as follows: 

Figure 1: Figure 3.1 of the LHNA showing a Summary of the Affordable Housing 

Need 

Backlog and newly arising need 

In summary the LHNA looked at the backlog and newly arising need taking data 
from the Council on those in temporary accommodation ((unmet need at the 
present time because of homelessness, concealed and overcrowded households, 
and other high priority needs). This was estimated at 2,506 dwellings. All backlog 
need cannot be met immediately so a backlog quota of 334 dwellings per annum 
(which would allow all current backlog need to be met over the next 7.5 years) 
was included in overall need. The timescale for meeting backlog need has been 
shortened since the 2019 Update as the Council wished to give a higher priority 
to this group. 

Newly arising need (as a result of future household growth) was estimated at 

 

Homeless

2146

Backlog need

Net annual need
1018

Newly forming 
households

1132

Annual supply

275

Unable to afford 
market housing

1293

Other

301

334

Total newly arising 
need
1288

Annual backlog 
quota

Existing falling into 
need
156

Newly arising need

Overcrowded

59

Total Backlog Need

2506
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1,288 dwellings per annum, based on the 2019-based central lower migration 
projection variant produced by the Greater London Authority, with a small addition 
for new need arising from existing households. Some newly-arising need can be 
met through the market. 

The annual total of need in the Borough was therefore 1,622 dwellings 
(1,288+334). This is before taking account of supply, and of the need that can be 
met in the market. 

Incomes and affordability 

The LHNA then looked at cost thresholds for various community housing products 
and entry level market rents along with the purchasing power of households in 
need. On the basis of this it was estimated that 1,293 households (80% of the 
1,622 households in need) are unable to afford any form of market housing, 
leaving 20% who could afford to enter the private market. 

Affordable housing supply 

The LHNA then applied the significant affordable housing supply from relets and 
other sources which should be deducted from these gross needs to provide an 
estimate of the net annual need for affordable housing. This reduces need by 275 
dwellings to 1,018 dwellings per annum. 

Tenure Mix 

2.3.6 The LHNA also looked at the need by type of community housing. It finds that the 
greatest need at 38% is for social rent with 27% of the need for London 
Affordable Rent and 35% for London Living Rent/intermediate. The estimates of 
need were also broken down by bedroom requirements: 16% of need is for studio 
or one-bed accommodation. The largest proportion of need, 44% is for two-
bedroomed accommodation. 28% of need is for three bedrooms and 12% for four 
bedrooms. 

First Homes 

2.3.7 As set out earlier First Homes is a new product that has been introduced 
relatively recently by the Government in 2021. The maximum market price of a 
property would be £600,000, which with a 30% minimum discount would then be 
able to meet the £420,000 First Home cap. This is likely to limit choices to one-
bedroom or possibly two-bedroom units in the Borough. Assuming a mortgage of 
90% of the discounted price and limiting any loan to a maximum of 30% of 
household income indicates that an income of £71,700 per annum would be 
required to access a First Home at this price level, in addition to the deposit. 
Although 438 households (27%) of those in need) have an income at or above 
this level, only 221 (14%) require a one or two-bed unit – the remainder would 
require a larger dwelling. 

2.3.8 Therefore, there is a limited need for First Homes in the Borough within the 
income levels that people can afford. 
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VIABILITY OF AFFORDABLE HOUSING POLICY (RBKC LOCAL PLAN: 
VIABILITY STUDY) 

2.3.9 BNP Paribas Real Estate have undertaken a Local Plan viability study on behalf 
of the Council to test the deliverability of the NLPR policies. The study takes 
account of the impact of the Council’s planning requirements, including affordable 
housing policy in line with the requirements of the NPPF; the PPG and the Local 
Housing Delivery Group guidance ‘Viability Testing Local Plans: Advice for 
planning practitioners’. 

2.3.10 The study methodology compares the residual land values of a range of 
development typologies reflecting the types of developments expected to come 
forward in the Borough over the life of the emerging Local Plan. The study utilises 
the residual land value method of calculating the value of each development. This 
method is used by developers when determining how much to bid for land and 
involves calculating the value of the completed scheme and deducting 
development costs (construction, fees, finance, sustainability requirements and 
CIL) and developer’s profit. The residual amount is the sum left after these costs 
have been deducted from the value of the development, and guides a developer 
in determining an appropriate offer price for the site. 

2.3.11 The Viability Study appraised 30 development typologies on sites across the 
Borough to represent the types of sites that the Council expects to come forward 
over the life of the NLPR. The typologies are informed by the site allocations in 
the NLPR as well as other sites that have come forward recently, and therefore 
reflect the scale of schemes expected to come forward over the plan period. 
Many of the typologies incorporate a mix of uses, alongside residential. These 
uses include retail, food retail, office floorspace and community uses. 

2.3.12 The study uses the Council’s CIL Charging Zones to establish the proportion of 
affordable housing that would be viable in different land value zones in the 
Borough. 

2.3.13 The key findings relevant to the development of the community housing policy in 
the NLPR are set out below: 

Affordable Housing Requirements 

2.3.14 The viability study tested the range of typologies with residential schemes to 
provide affordable housing from 0% to 50%. This is in the context of the Council’s 
existing Local Plan Policy CH2 which uses the threshold approach at 35% on 
private land and 50% on public land as well as the London Plan target of 50% 
affordable housing across London. The testing is done across all the typologies, 
including those both above and below the 650 square metre threshold at which 
the current Local Plan Policy CH2 triggers a requirement for affordable housing. 

2.3.15 The appraisals are based on a tenure split of 70% London Affordable Rent and 
30% intermediate with both 100% London Living Rent at Notting Dale ward 
benchmark rents and shared ownership products tested. 

2.3.16 The cumulative impact of other policies such as net zero carbon and accessibility 
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standards is also factored in. 

2.3.17 The study notes (paragraph 6.3) that “one of the critical elements of securing 
affordable housing is the extent to which the volume of floorspace can be 
increased in comparison to existing floorspace. The greater the potential uplift in 
floorspace, the higher the uplift in value, which is essential for meeting policy 
requirements. The first set of tables (tables 6.3.1 to 6.3.7) assume that the 
existing floorspace equates to 30% of new floorspace, so there is a sizeable uplift 
in value. As a consequence, these results indicate that schemes can viably meet 
the policy requirement in most circumstances, but viability becomes more 
challenging in the lower value areas. Even in the lower value areas, the results 
indicate that 35% affordable housing is normally viable, although some sites 
could only come forward with a reduced affordable housing percentage (see 
Table 6.3.7). In all cases, schemes will be less viable when compared to land in 
existing residential use, which is to be expected given that residential values are 
very high across the Borough.” 

2.3.18 Paragraph 6.4 of the study then concludes on schemes where the existing 
floorspace is 60% of the new floorspace, therefore there is a much smaller 
increase in new floorspace. These results are summarised in tables 6.4.1 to 
6.4.7. They show that, in the main, 35% affordable housing remains a viable 
target, but that issues starts to emerge in some typologies in all areas. For 
example in CIL Zone A, some sites in existing office or retail use would only be 
viable with 30% rather than 35% (see Table 6.4.1). In other areas, results are 
similar, with some typologies still able to provide 35% with the change in 
relationship between existing and new floorspace. In the lower value zones it is 
more likely that there is greater potential for increases in floorspace due to the 
presence there of larger opportunity areas which are less sensitive in terms of 
neighbouring uses. 

2.3.19 The results indicate that schemes can viably meet the policy requirement in most 
circumstances, but viability becomes more challenging in the lower value areas. 
However, even in the lower value areas, the results indicate that 35% affordable 
housing is normally viable.  

2.3.20 The overall conclusion is set out in paragraphs 6.5 to 6.8. The study finds that  
there is no uniform level of affordable housing that all the sites can viably achieve. 
While 35% seems generally viable it is not the case across the board. It supports 
the Council’s/London Plan threshold approach. It also suggests another option 
which is to have a fixed affordable housing target at paragraph 6.7. However, it 
notes the drawbacks of this approach as “There are two major issues with this 
approach. Firstly, the starting policy level would need to be set at a level that all 
sites can viably achieve which would necessarily be significantly lower than 35%. 
This would result in schemes that could have viably provided 35% affordable 
housing no longer doing so. Secondly, a fixed affordable housing percentage 
would prevent some sites coming forward for residential development at all (e.g. 
when sites have high existing use values). They would stay in their existing use or 
be developed for other uses.” 
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Tenure Mix 

2.3.21 The viability study also tested the Council’s preferred affordable housing tenure 
mix – 70% social rent or London Affordable Rent (LAR) and 30% intermediate 
rent (at a rent equivalent to London Living Rent for the Notting Dale Ward, which 
is the lowest benchmark rent in the Borough). The appraisals found that the 
tenure mix of the affordable housing have little impact on viability, as the 
affordable housing element is relatively very small in comparison to the private 
housing GDV, due to the high values in the Borough. The new shared ownership 
model with initial equity at 10% has also been tested. This model is more 
affordable by virtue of the reduced initial equity stake of as little as 10%, which 
reduces the initial outlay by prospective purchasers.  

2.3.22 Section 4, of the study notes that the difference in capital value generated by 
London Living Rent and the new Shared Ownership model are very small, with 
the former generating a blended value of £3,667 per square metre and £3,726 
per square metre for the latter. These values assume that prospective purchasers 
are in receipt of gross household incomes of £50,000 to £60,000 per annum. 
Consequently, the impact on residual land value is very small. 

First Homes 

2.3.23 Due to the constraints placed on First Homes in government guidance, they are 
unlikely to be deliverable in most of the Borough, except for CIL zones F and H. 
In these areas, First Homes could only be delivered to households in receipt of 
incomes totalling £90,000 (i.e. at the top end of the government’s range). If the 
Council is aiming to target First Homes at households in receipt of incomes of 
less than £90,000, the amount of discount required is likely to increase above 
50%, even in CIL zones F and H. In other areas, the extent of discount required 
to make units affordable to households in receipt of incomes of less than £90,000 
would far exceed 50%. 

Affordable Housing Threshold and Payments in Lieu 

2.3.24 The results of the Local Plan viability study confirms that the affordable housing 
policy requirements are viable at the current 650 sq. m threshold outlined in 
existing Local Plan Policy CH2. The appraisals also indicate that these 
requirements could viably be applied to schemes which provide less floorspace 
than the current 650 sq. m threshold. However, it is unlikely to be practical for 
affordable housing to be provided on site and a payment in lieu is likely to be the 
best option. 

2.3.25 The study suggests that payments in lieu could be calculated as the financial 
equivalent of on-site units. Two options are proposed; firstly, a tariff approach 
which seeks a fixed amount per unit (or habitable room); and secondly, an 
appraisal-based approach which seeks to establish the uplift in value arising from 
not providing affordable housing on-site. This would require a developer to 
complete two appraisals, one assuming all the units are provided as private, and 
the second assuming on-site affordable housing. The difference between the two 
residual land values would equate to the payment in lieu. 
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SUMMARY 
 

Date Document Organisation 
Apr 2021  Planning and Place Monitoring Report 2020 RBKC 

Jan. 2022 Local Housing Needs Assessment for the Royal 
Borough of Kensington and Chelsea 

Cobweb 
Consulting 

Sep. 2022 RBKC Local Plan: Viability Study Update RBKC 
 

  

https://www.rbkc.gov.uk/sites/default/files/atoms/files/Planning%20and%20PlaceMonitoring%20Report%202020.pdf
https://planningconsult.rbkc.gov.uk/NLPR/consultationHome
https://planningconsult.rbkc.gov.uk/NLPR/consultationHome
https://planningconsult.rbkc.gov.uk/NLPR/consultationHome
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2.4 OPTIONS, CONSULTATION AND INTEGRATED IMPACT 
ASSESSMENT (IIA) 

2.4.1 Alternative options were consulted on as part of the borough Issues (September 
2020) and Issues and Options (July 2021) consultation documents. The 
Consultation Schedules and Consultation Summaries for these are set out in the 
Consultation Statement published alongside the Regulation 19 Publication 
Policies (September 2022) consultation document. Consultation responses have 
been reviewed and used to inform the development of, and modification to, the 
draft NLPR Policies.  

2.4.2 A breakdown of the public consultations undertaken by RBKC to inform the 
production of the NLPR is set out in the table below.  
 

Public Consultation Timeframe 

Borough Issues Consultation 29 September – 10 November 2020 

Issues and Options Consultation 26 July – 4 October 2021 

Regulation 18 Draft Policies 9 February – 23 March 2022 

Regulation 19 Publication  October 2022 

Figure 1: RBKC NLPR Consultation Timeline. 

2.4.3 The options considered through the consultations and within the Integrated 
Impact Assessment (IIA) are summarised below. 

2.4.4 The Council has considered the options particularly in light of the ‘tests of 
soundness’ which are set out in the NPPF: 
 
• Positively prepared – providing a strategy which, as a minimum, seeks to 

meet the area’s objectively assessed needs6; and is informed by agreements 
with other authorities, so that unmet need from neighbouring areas is 
accommodated where it is practical to do so and is consistent with achieving 
sustainable development;  

 
• Justified – an appropriate strategy, taking into account the reasonable 

alternatives, and based on proportionate evidence;  
 
• Effective – deliverable over the plan period, and based on effective joint 

working on cross-boundary strategic matters that have been dealt with rather 
than deferred, as evidenced by the statement of common ground; and  

 
• Consistent with national policy – enabling the delivery of sustainable 

 
6 Footnote 21 of the NPPF - Where this relates to housing, such needs should be assessed using a clear and 
justified method, as set out in paragraph 61 of this Framework. 
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development in accordance with the policies in this Framework and other 
statements of national planning policy, where relevant. 

2.4.5 The options and alternatives considered are: 

COMMUNITY HOUSING THRESHOLD 

2.4.6 The options and alternatives considered under Policy HO3 for the community 
housing threshold are:  
 
Option Status Reason 

1 
Keep the existing 650 sq 
m trigger for community 
housing). 

Preferred 
Option 

Since the adoption of the 
current policy, we have 
secured about £800,000 
contributions from schemes 
below major development 
threshold. 
The high land values in the 
Borough mean that it is viable 
to secure contributions from 
such schemes. 
 
We continue to maximise 
community housing from all 
developments possible. 

2 

Consider lowering the 
trigger to 500 sq m based 
on Interim Viability Study 
and take a payment in 
lieu from these smaller 
schemes. 
 

Reasonable 
alternative 

We continue to maximise 
community housing from all 
developments possible. 
However, this may start to 
impact on very small scale 
development which may not 
be in-line with the national 
policy. 

3 
Raise the trigger to major 
development as per 
national policy. 

Reasonable 
alternative 

This would be in-line with 
national policy. 
We only seek community 
housing in-line with national 
policy.  
 
This may make the application 
process simpler for smaller 
schemes but reduce 
opportunities to seek 
contributions from all relevant 
developments. 
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COMMUNITY HOUSING REQUIREMENT 

2.4.7 The options and alternatives considered under Policy HO3 for community 
housing requirements are: 

 
Option Status Reason 

1 

Where the floorspace 
triggers community 
housing, if 35% 
community housing is 
provided and other policy 
requirements are met, 
use the fast track 
process. 

Preferred 
Option 

This is the existing policy and 
has been working effectively. 
It reflects the London Plan. 
 
Enables faster decisions. 
Provides certainty for 
developers. 

2 Require 50% community 
housing on public land. 

Preferred 
Option 

This is the existing policy and 
has been working effectively. 
It reflects the London Plan. 
 
Maximises delivery of much 
needed community housing 
on public land. 

COMMUNITY HOUSING TENURE SPLIT 

2.4.8 The options and alternatives considered under Policy HO3 for community 
housing tenure requirements are: 

 
Option Status Reason 
1 Community Homes will be 

secured as 70% social 
rent and/or London 
Affordable Rent, 30% 
intermediate at London 
Living Rents at Notting 
Dale ward level across 
the Borough. 
 
However, in Kensal 
Canalside and CIL Zone 
F (North Kensington) the 
30% intermediate homes 
can comprise 25%  
First Homes and 5% at 
LLR at Notting Dale ward 

Preferred 
option 

Reflects local need and 
enables national policy to be 
implemented as per local 
circumstances.  
 
Due to the high land values in 
the Borough with the 30% 
discount from market values, 
prices would still exceed the 
£420,000 cap required to be 
defined as a First Home in 
most parts of the Borough.  
 
The viability study 
demonstrates that First 
Homes at discounts close to 
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Option Status Reason 
level. 30% will only be deliverable in 

Kensal Canalside and CIL 
Zone F. This is subject to 
further consideration of 
evidence. 
 
Enables delivery of social 
rented/London Affordable 
Rent and London Living Rent 
community homes and also 
first homes in locations where 
they are feasible. 

2 As above but First Homes 
in the proportion set out 
above will only apply to 
Kensal Canalside. 

Reasonable 
alternative 

To ensure intermediate homes 
cater to a range of income 
levels below £90,000 such as 
those earning £60,000, 
intermediate homes in CIL 
Zone F (North Kensington) 
should continue to be secured 
at London Living Rents at 
Notting Dale ward levels in 
North Kensington. 
 
This would ensure that homes 
are genuinely affordable and 
cater to people at income 
levels below the 
Government’s £90,000 
income cap in North 
Kensington in the same way 
as the rest of the Borough. 

CALCULATING PAYMENTS IN LIEU 

2.4.9 The options and alternatives considered under Policy HO3 for payments in lieu 
are: 
 
Option Status Reason 
1 Keep current approach to 

calculate payments in lieu 
where relevant. 

Preferred 
option 

Our current approach to 
require two viability appraisals 
- one assuming policy 
compliant on-site community 
housing and the other with 
market housing only and take 
the difference of the two as 
payment has been working 
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Option Status Reason 
effectively. 
 
Ensure there is no incentive to 
developers to make a 
payment instead of on-site 
provision. The amount 
secured reflects the maximum 
reasonable amount possible. 

2 Specify when a payment 
in lieu is suitable - for 
example for small sites 
(less than 1,000 sq m or 
10 homes) accept 
payment in lieu rather 
than on-site provision. 

Reasonable 
alternative 

Smaller sites do not support 
on-site community housing as 
registered providers are not 
able to manage one or two 
homes only. Therefore, it is 
only feasible to take a 
payment to provide 
community homes elsewhere 
in such cases. 
 
This would make the process 
simpler for smaller schemes. 
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2.5    PUBLICATION POLICY 
2.5.1 Following consideration of the options presented above, consultation and 

reasonable alternatives. Policy HO3: RBKC Community Housing is proposed as 
follows.  
 

HO3: Community Housing  

Floorspace threshold 

A. The Council will seek to maximise the provision of community housing in 
the Borough and require community housing from development 
(including extensions) creating new residential floorspace of 650 sq. m 
GIA or more. 

B. Where the floorspace threshold in criterion A has been met or 
exceeded, community housing requirements will apply collectively to all 
gross residential floorspace (GIA) on-site.  

Percentage of Community Housing 

C. Community housing will be required to be delivered through the 
threshold approach as set out in the London Plan including using the 
fast track route where community housing at the level set out in criterion 
D is provided. 

D. Developments should provide at least 35 per cent community housing 
by floorspace on-site on private land and at least 50 per cent by 
floorspace on-site on public land where there is no portfolio agreement 
with the Mayor..  

E. To benefit from the fast track route of the London Plan threshold 
approach, as set out in criterion D. above, all other policy requirements 
for community housing must also be met. 

F. All exceptions to criterion D. will be required to follow the a viability 
tested route as set out in the London Plan to demonstrate the maximum 
deliverable amount of community housing through an open book 
financial viability assessment.  

G. An open book financial viability assessment will always be required for 
redevelopment involving any existing affordable homes, off-site 
provision of community homes or payment in lieu of community housing. 

On-site delivery of Community Housing 

H. Community housing must be provided on-site unless exceptional 
circumstances justified by robust evidence exist which support provision 
off-site within the Borough or providing a payment in lieu. 

I. Where ‘off site’ community housing is proposed the application must be 
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concurrently made with the main planning application. The two 
applications must be linked through a s106 agreement or unilateral 
undertaking. 

J. To calculate payment in lieu of community housing, two financial viability 
assessments comparing residual land value must be undertaken. First 
reflecting the maximum reasonable amount of community housing 
provision on-site and the second assuming 100 per cent market 
housing. The difference in the two financial viability assessments should 
be the payment. 

Tenure mix of Community Housing 

K. Community housing must be provided as 70 per cent social rent 
(preferred) or London Affordable Rent in some circumstances such as 
where grant funding is available to deliver additional homes. 

L. The remaining 30 per cent community housing must be provided as 
intermediate with the preferred product being London Living Rent at the 
lowest ward level in the Borough. Other intermediate products including 
home ownership products can be provided as long as they cater to a 
variety of income levels well below the maximum household income 
caps. 

M. In North Kensington 7, where with a 30 per cent discount from market 
value of homes the price cap for First Homes is not exceeded, the 30 
per cent intermediate provision of community housing should be 25 per 
cent First Homes and 5 per cent London Living Rent. 

Design and community space 

N. Community housing and market housing should be integrated in any 
development and have the same external appearance. 

O. Community and market housing should have equivalent amenity in 
relation to factors including views, siting, daylight, noise and proximity to 
open space, play space, community facilities and shops. 

P. Schemes that include 100 or more community homes must carry out a 
community space audit and include community space within the 
development proposal where there is a demonstrable need. 

Protect Existing Affordable Housing 

Q. Resist the net loss of affordable housing floorspace and homes 
throughout the Borough including by not allowing the amalgamation of 
existing self-contained (Class C3) homes. 

R. Where it is accepted that affordable housing is to be re-provided, it must 
 

7 Corresponding to the boundary of CIL Zone F (North Kensington) and H (Kensal Canalside) 

https://www.rbkc.gov.uk/sites/default/files/pdfs/15-04-29%20ZoneF_H_2.pdf
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be provided on a like for like basis i.e. social rent with social rent and 
intermediate with intermediate. 

S. All schemes involving demolition and replacement of affordable housing 
will be required to follow the viability tested route and should seek to 
provide an uplift in affordable housing in addition to the replacement of 
affordable housing floorspace in accordance with the London Plan 

2.6 PROPOSALS MAP 
2.6.1 No changes are required to be made to the Proposals Map.  

2.7 DUTY TO COOPERATE AND STRATEGIC ISSUES 
2.7.1 The legal obligation of the ‘duty to cooperate’ requires the Council to “engage 

constructively, actively and on an ongoing basis” and have “regard to activities” 
(i.e. strategies, plans, policies) of other bodies in the preparation of Local Plans 
“so far as relating to a strategic matter”. This includes “considering whether to 
consult on and prepare… agreements or joint approaches”8. 

2.7.2 A “strategic matter” relates to “sustainable development or use of land that has or 
would have a significant impact on at least two planning areas, including (in 
particular)… in connection with infrastructure that is strategic”9. Strategic matters 
are further defined in paragraph 24 - 27 of the NPPF10 and paragraph 009 - 017 
of the PPG on maintaining effective cooperation11. 

2.7.3 Figure 2 shows the actions the actions the Council has taken with regard to the 
duty and the relevant prescribed bodies. 

2.7.4 The Council has prepared a statement ground which sets out where we are in 
agreement with neighbouring authorities.  This will be amended as and when 
appropriate.   
 

Strategic issue Relevant prescribed bodies12 

Council actions 
 

Prescribed bodies’ 
strategies, plans and 

policies which the 
Council has had 

regard to 

 
8 Section 33A of the Planning and Compulsory Purchase Act 2004, as inserted by Section 110 of the 
Localism Act 2010. 
9 Section 33A(4) of the Planning and Compulsory Purchase Act 2004, as inserted by Section 110 of the 
Localism Act 2010. 
10 MHCLG, National Planning Policy Framework (NPPF), July 2021.  
11 DLUHC, MHCLG, Planning Policy Guidance, October 2021. 
12 Regulation 4 of The Town and Country Planning (Local Planning) (England) Regulations 2012. 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/guidance/plan-making
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Strategic issue Relevant prescribed bodies12 

Council actions 
 

Prescribed bodies’ 
strategies, plans and 

policies which the 
Council has had 

regard to 
All The Council has had regard to all 

relevant strategies, plans and policies 
of the relevant prescribed bodies in 
preparing the policies – as set out in 
Legislation, Policy and Guidance 
sections of Policy Formulation Reports 
(PFRs) 

Ongoing 

All New Local Plan Review Issues 
consultation – see Consultation 
Schedule 

Sept. to Oct. 2020  

All New Local Plan Review Issues and 
Options consultation – see 
Consultation Schedule 

Jun. to Oct. 2021 

All New Local Plan Review Regulation 18 
Draft Policies consultation – see 
Consultation Schedule 

Feb. to Mar. 2021 

Figure 2: Duty to cooperate strategic issues, prescribed bodies and Council action. 
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3. POLICY HO4: HOUSING SIZE AND 
STANDARDS 

3.1 HOUSING SIZE AND STANDARDS 
3.1.1 Existing Local Plan Policy CH3 promotes a diversity of housing that at a local 

level will cater for a variety of housing needs, built for adaptability and to a high 
quality. The existing policy must be updated to reflect to reflect national standards 
and the Council’s up to date evidence on housing need in the borough. 

3.2 HOUSING SIZE MIX 

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)  

3.2.1 Paragraph 60 of the NPPF states that “To support the Government’s objective of 
significantly boosting the supply of homes, it is important that a sufficient amount 
and variety of land can come forward where it is needed, that the needs of groups 
with specific housing requirements are addressed and that land with permission is 
developed without unnecessary delay.” 

3.2.2 Paragraph 61 then refers to the requirement to undertake a Local Housing Needs 
Assessment using the standard method.  

3.2.3 Paragraph 62 of the NPPF goes on to state that “Within this context, the size, 
type and tenure of housing needed for different groups in the community should 
be assessed and reflected in planning policies (including, but not limited to, those 
who require affordable housing, families with children, older people, students, 
people with disabilities, service families, travellers13, people who rent their homes 
and people wishing to commission or build their own homes14).” 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG):  

HOUSING NEEDS OF DIFFERENT GROUPS 

3.2.4 The NPPG on Housing Needs of Different Groups sets out further guidance on 
addressing the needs for different types of housing but does not provide more 
detail on calculation general housing size mix for market housing.  

 
13 Footnote 27 of the NPPF - Planning Policy for Traveller Sites sets out how travellers’ housing needs should 
be assessed for those covered by the definition in Annex 1 of that document. 
14 Footnote 28 of the NPPF - Under section 1 of the Self Build and Custom Housebuilding Act 2015, local 
authorities are required to keep a register of those seeking to acquire serviced plots in the area for their own 
self-build and custom house building. They are also subject to duties under sections 2 and 2A of the Act to 
have regard to this and to give enough suitable development permissions to meet the identified demand. Self 
and custom-build properties could provide market or affordable housing. 

https://www.gov.uk/guidance/housing-needs-of-different-groups
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HOUSING AND ECONOMIC DEVELOPMENT NEEDS ASSESSMENT 

3.2.5 Paragraph 23 of the NPPG on Housing and Economic Development Needs 
Assessment with regards to affordable housing states “Strategic policy-making 
authorities will need to look at the current stock of houses of different sizes and 
assess whether these match current and future needs.” 

REGIONAL 

LONDON PLAN 2021 

3.2.6 Policy H10 of the London Plan 2021 states that schemes should generally consist 
of a range of unit sizes. The appropriate mix should be informed by robust local 
evidence of need.  

3.3 SPACE AND ACCESS STANDARDS  

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)  

3.3.1 Paragraph 119 of the NPPF states that “Planning policies and decisions should 
promote an effective use of land in meeting the need for homes and other uses, 
while safeguarding and improving the environment and ensuring safe and healthy 
living conditions. Strategic policies should set out a clear strategy for 
accommodating objectively assessed needs, in a way that makes as much use as 
possible of previously-developed or ‘brownfield’ land15.” 

3.3.2 Paragraph 130 of the NPPF states that “Planning policies and decisions should 
ensure that developments: (f) create places that are safe, inclusive and 
accessible and which promote health and well-being, with a high standard of 
amenity for existing and future users16; and where crime and disorder, and the 
fear of crime, do not undermine the quality of life or community cohesion and 
resilience.” 

WRITTEN MINISTERIAL STATEMENT 

3.3.3 The Government has taken steps to rationalise the many differing existing 
housing standards into a simpler, streamlined system which will reduce burdens 
and help bring forward much needed new homes. The Government published a 
Written Ministerial Statement (WMS) in March 2015 which outlined the policy and 
announced amongst a number of other measures the publication of the new 

 
1515 Footnote 47 of the NPPF - Except where this would conflict with other policies in this Framework, 
including causing harm to designated sites of importance for biodiversity. 
16 Footnote 49 of the NPPF - Planning policies for housing should make use of the Government’s optional 
technical standards for accessible and adaptable housing, where this would address an identified need for 
such properties. Policies may also make use of the nationally described space standard, where the need for 
an internal space standard can be justified. 

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments#para039
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nationally described space standards. The WMS made it clear that “This 
statement should be taken into account in applying the National Planning Policy 
Framework…..” 

3.3.4 For plan making purposes the WMS states that, “local planning authorities .... 
should not set in their emerging Local Plans, neighbourhood plans, or 
supplementary planning documents, any additional local technical standards or 
requirements relating to the construction, internal layout or performance of new 
dwellings.”  

3.3.5 Whilst a nationally described space standard has been introduced it cannot 
automatically be used as a planning requirement. Similarly whilst ‘optional’ 
additional Building Regulations on access had been introduced they can only be 
triggered via a planning condition when there is a relevant policy adopted in the 
Local Plan. The WMS stated that “The optional new national technical standards 
should only be required through any new Local Plan policies if they address a 
clearly evidenced need, and where their impact on viability has been considered, 
in accordance with the National Planning Policy Framework and Planning 
Guidance.”  

DEREGULATION ACT 2015 

3.3.6 Section 42 of the Deregulation Act 2015 enacted the use of optional 
requirements. It inserts section 2B: Optional requirements to the Building Act 
1984 which states “Building regulations made by the Secretary of State in relation 
to England may include a requirement that applies only where a planning 
authority makes compliance with the requirement a condition of a grant of 
planning permission.” There are a number of other clauses which would enable 
further requirements to be set through Building Regulations. 

TECHNICAL HOUSING STANDARDS - NATIONALLY DESCRIBED SPACE 
STANDARDS 

3.3.7 On the 27 of March 2015 the Government published its “Technical Housing 
Standards –nationally described space standard” and updated the NPPG to 
reflect the policy approach set out in the written ministerial statement. 

3.3.8 The standard deals with internal space within new dwellings and is suitable for 
application across all tenures. It sets out requirements for the Gross Internal 
(floor) Area of new dwellings at a defined level of occupancy as well as floor 
areas and dimensions for key parts of the home, notably bedrooms, storage and 
floor to ceiling height. 

NPPG: HOUSING – OPTIONAL TECHNICAL STANDARDS 

3.3.9 The NPPG on Optional Technical Standards provides further guidance on the 
issue of optional accessibility standards. It reaffirms the position that the local use 
of ‘optional’ standards should be based on housing needs assessment. It also 
reaffirms the WMS that the standards need to be adopted in the Local Plan to be 
a planning requirement and only by reference to Requirement M4(2) (accessible 
and adaptable dwellings) and/or M4(3) (wheelchair user dwellings) of the optional 

http://planningguidance.planningportal.gov.uk/
http://planningguidance.planningportal.gov.uk/
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard/technical-housing-standards-nationally-described-space-standard
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requirements in the Building Regulations. It makes it clear that compliance with 
the standards is the role of the Building Control Body and not the Local Planning 
Authority. Local Plan policies should clearly state the proportion of new dwellings 
which should comply with the requirements.  

3.3.10 Paragraph 9 of the NPPG further states that, “Part M of the Building Regulations 
sets a distinction between wheelchair accessible (a home readily useable by a 
wheelchair user at the point of completion) and wheelchair adaptable (a home 
that can be easily adapted to meet the needs of a household including wheelchair 
users) dwellings.  

Local Plan policies for wheelchair accessible homes should be applied only to 
those dwellings where the local authority is responsible for allocating or 
nominating a person to live in that dwelling.” 

3.3.11 It also makes clear that where step-free access in non-lift serviced multi-storey 
developments is not viable, neither of the Optional Requirements in Part M should 
be applied. 

NPPG: HOUSING FOR OLDER AND DISABLED PEOPLE 

3.3.12 The NPPG on Housing for older and disabled people notes the benefits of 
accessible and adaptable housing at paragraph 8. It states that “Accessible and 
adaptable housing enables people to live more independently, while also saving 
on health and social costs in the future. It is better to build accessible housing 
from the outset rather than have to make adaptations at a later stage – both in 
terms of cost and with regard to people being able to remain safe and 
independent in their homes.” 

3.3.13 It goes on to state a paragraph 9 that where an identified need exists, plans are 
expected to make use of the optional technical housing standards (footnote 46 of 
the NPPF) to help bring forward an adequate supply of accessible housing. In 
doing so planning policies for housing can set out the proportion of new housing 
that will be delivered to the optional standards. 

BUILDING REGULATIONS APPROVED DOCUMENT M VOLUME 1 

3.3.14 The ‘optional’ access standards are set out in Building Regulations Approved 
Document M Volume 1 – Dwellings (Access to and use of buildings). There is a 
mandatory standard that applies to all new dwellings regardless of planning 
policies which is M4(1) Category 1: Visitable dwellings. The ‘optional’ standards 
are M4(2) Category 2: Accessible and adaptable dwellings and M4(3) Category 3: 
Wheelchair user dwellings. The document includes detailed guidance on 
compliance with these standards.  

3.3.15 Optional requirement M4(2) accessible and adaptable dwellings states that  
provision made must be sufficient to: 

(2) (a) meet the needs of occupants with differing needs, including some older or 
disabled people; and 

(2) (b) to allow adaptation of the dwelling to meet the changing needs of 

http://planningguidance.communities.gov.uk/blog/guidance/local-plans/
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.gov.uk/guidance/housing-optional-technical-standards
https://www.gov.uk/government/publications/access-to-and-use-of-buildings-approved-document-m
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occupants over time. 

3.3.16 Optional requirement M4(3) Wheelchair user dwelling has two further categories 
as follows. The provision made must be sufficient to: 

M4(3) (2) (a): Wheelchair Adaptable – allow simple adaptation of the dwelling to 
meet the needs of occupants who use wheelchairs; or 

M4(3) (2)(b): Wheelchair User – meet the needs of occupants who use 
wheelchairs. 

3.3.17 Where a local planning authority sets a planning condition for Category 3 
(wheelchair user) housing it can specify which dwellings should be wheelchair 
accessible by including in the planning permission a condition stating that optional 
requirement M(4)(3)(2)(b) applies. Where no such condition is applied, optional 
requirement M4(3)(2)(a) will apply by default requiring that dwellings should be 
wheelchair adaptable. 

REGIONAL 

LONDON PLAN 

3.3.18 The Nationally Described Space Standards as well as the ‘optional’ accessibility 
standards were adopted through the London Plan in 2016 as part of the Minor 
Alterations to the London Plan (MALP) Review. This review was specifically 
undertaken to bring the London Plan in line with the national housing standards 
and car parking policy. As such this policy has been part of the Council’s 
development plan since then. 

3.3.19 The London Plan 2021 Policy D6 – Housing Quality and Standards are a 
continuation of the policy adopted previously as part of the MALP Review. It sets 
out that Housing development should be of high quality design and provide 
adequately-sized rooms with comfortable and functional layouts which are fit for 
purpose and meet the needs of Londoners without differentiating between 
tenures. 

3.3.20 Table 3.1 goes on to establish the minimum space standards of different dwelling 
sizes that development must meet which are as per the nationally described 
floorspace standards. However, the London Plan deviates in setting a minimum 
floor to ceiling height of 2.5m for at least 75 per cent of the gross internal area of 
each dwelling. This approach was found sound at the London Plan examination 
with the Panel of Inspectors’ report noting at paragraph 264 that “The required 
ceiling heights deviates from the Nationally Described Space Standard. Given the 
unique heat island effect of London, the distinct density and flatted nature of most 
of its residential development, this is justified in ensuring adequate quality, 
especially in terms of light, ventilation and sense of space. As its requirements do 
not apply to all the internal area of a dwelling, it would be unlikely to apply to non-
habitable rooms, such as bathrooms. This is justified.” 

3.3.21 Policy D7: Accessible Housing sets out the accessibility requirements for 
residential development. It states that residential development must ensure: 

https://www.london.gov.uk/what-we-do/planning/london-plan/minor-alterations-london-plan/minor-alterations-london-plan-2015
https://www.london.gov.uk/what-we-do/planning/london-plan/minor-alterations-london-plan/minor-alterations-london-plan-2015
https://www.london.gov.uk/sites/default/files/the_london_plan_2021.pdf
https://www.london.gov.uk/sites/default/files/inspectors_report_and_recommendations_2019_final.pdf
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(1) at least 10 per cent of dwellings (which are created via works to which Part M 
volume 1 of the Building Regulations applies) meet Building Regulation 
requirement M4(3) ‘wheelchair user dwellings’ 

(2) all other dwellings (which are created via works to which Part M volume 1 of 
the Building Regulations applies) meet Building Regulation requirement M4(2) 
‘accessible and adaptable dwellings’. 

3.3.22 Paragraph 3.7.6 sets out some exceptional circumstances where step free 
access may not be possible. This would only apply to blocks of four storeys or 
less and includes specific small-scale infill development, flats above shops or 
stacked maisonettes where the potential for decked access to lifts is limited.  

 

DRAFT HOUSING DESIGN STANDARDS, LONDON PLAN GUIDANCE 

3.3.23 GLA’s Draft Housing Design Standards London Plan Guidance (LPG), February 
2022 provides more guidance on Policy D6 of the London Plan. Section 4 of the 
guidance deals with Part C: Homes and Private Outdoor Space. With regards to 
internal space standards the LPG reiterates that all homes are required by the 
London Plan to meet the Nationally Described Space Standards. It notes that 
these are an absolute minimum and not a target. The guidance encourages 
homes to exceed these standards by at least 5 per cent to improve residential 
quality and accommodate the changes in working patterns experienced as a 
result of the pandemic which are likely, in part, to be enduring.  

3.3.24 Generally, in the Borough meeting or exceeding space standards has not been 
an issue. Conversely, as large parts of the Borough operate in a super prime 
residential market, issues arise when sites are not being optimised and very large 
homes are being proposed. This issue is dealt with in the Policy Formulation 
Report for Policies HO1 and HO2. 

3.3.25 Notably C1.5 (page 20) of the Draft LPG suggests a new best practice that “three 
bedrooms or more family homes should predominantly be located on the lower 
floors of buildings (and not ablove the fifth floor) so that these homes provide 
safe, convenient access to, and overlooking of, outside play and amenity spaces.  

3.3.26 The LPG Part C – C1 Inclusion and accessibility provides further guidance on the 
optional standards adopted by the London Plan Policy D7 including that the 
requirement may not apply to some conversions. 

JOINT STRATEGIC NEEDS ASSESSMENT 

3.3.27 The Joint Strategic Needs Assessment (JSNA), August 2016 considers integrated 
approaches which might better support the provision of housing support and care 
for residents of The Royal Borough of Kensington and Chelsea and The City of 
Westminster. It explores the way in which Local Authority departments and 
services might collaborate more closely with each other and with NHS partners to 
improve customer journeys and cost benefit ratios, thereby preventing 
unnecessary deterioration in health and wellbeing, delaying inevitable 
deterioration and mitigating the impact of deterioration when it occurs. 

https://www.london.gov.uk/sites/default/files/housing_design_standards_lpg_-_publish_for_consultation_1.pdf
https://www.jsna.info/housingandcare
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3.3.28 It acknowledges that the ‘optional’ buildings regulations adopted by the London 
Plan that 90% of all new homes should be built to meet Building Regulation M4(2) 
and 10% should be built to meet M4(3) will certainly facilitate an increase in the 
number of properties which are accessible and adaptable. It however, points out 
that “the homes we will inhabit in 2050, around 80 per cent are already standing 
today (Boardman, 2007). It is easier to meet the standard with new build than it is 
when you are providing housing within existing buildings (conversions or changes 
of use). Careful consideration should therefore be given to maximize 
opportunities for build of homes which meet the wheelchair accessible standard, 
above and beyond the GLA policy of 10%.” (JSNA, page 44-45) 

3.3.29 However, as stated earlier in paragraph the Planning Practice Guidance￼ states 
that “Local Plan policies for wheelchair accessible homes should only be applied 
to those dwellings where the local authority is responsible for allocating or 
nominating a person to live in that dwelling.” Therefore there is limited scope to 
increase the provision beyond the 10% in the London Plan. states that “Local 
Plan policies for wheelchair accessible homes should only be applied to those 
dwellings where the local authority is responsible for allocating or nominating a 
person to live in that dwelling.” Therefore there is limited scope to increase the 
provision beyond the 10% in the London Plan. 

LOCAL 

EXISTING LOCAL PLAN POLICY 

3.3.30 Policy CH3 of the existing Local Plan sets out the Council’s current requirements 
for development to provide a range of dwelling sizes that reflect the housing need 
in the borough. 
 
Policy CH3 Housing Size and Standards 
 
The Council will ensure new housing development is provided so as to further 
refine the grain of the mix of housing across the borough and improve housing 
standards. 
 
To deliver this the Council will require: 
 
a. new residential developments to include a mix of types and sizes of homes to 

reflect the varying needs of the borough, taking into account the 
characteristics of the site, and current evidence in relation to housing need; 

 
b. new residential developments to be designed to meet the housing standards 

on space and access as set out in the London Plan; 
 
c. housing schemes to include outdoor amenity space 

 
SUMMARY 
 

http://planningguidance.planningportal.gov.uk/blog/guidance/local-plans/
http://planningguidance.planningportal.gov.uk/blog/guidance/local-plans/
http://planningguidance.planningportal.gov.uk/blog/guidance/local-plans/
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Date Document Organisation 
Mar. 2015 Nationally Described Housing Standards MHCLG 

Jul. 2021 National Planning Policy Framework MHCLG 

Mar. 2015 Written Ministerial Statement on Housing 
Standards Review 

MHCLG 

Mar. 2015 NPPG: Housing – Optional Technical 
Standards 
 

MHCLG 

Jun. 2019 National Planning Practice Guidance (NPPG): 
Housing for older and disabled People 
 

MHCLG 

Mar. 2021 London Plan 2021 Mayor of London 

Feb. 2022 Draft Housing Design Standards, London Plan 
Guidance 

Mayor of London 

Sep. 2019 RBKC Local Plan RBKC 

Aug. 2016 Joint Strategic Needs Assessment (Housing 
Support and Care) 

JSNA 

 

 
  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1012976/160519_Nationally_Described_Space_Standard.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/government/speeches/planning-update-march-2015
https://www.gov.uk/government/speeches/planning-update-march-2015
https://www.gov.uk/guidance/housing-optional-technical-standards
https://www.gov.uk/guidance/housing-optional-technical-standards
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.london.gov.uk/sites/default/files/housing_design_standards_lpg_-_publish_for_consultation_1.pdf
https://www.london.gov.uk/sites/default/files/housing_design_standards_lpg_-_publish_for_consultation_1.pdf
https://www.jsna.info/housingandcare
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3.4 EVIDENCE BASE 
HOUSING SIZE MIX 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA) 

3.4.1 The Council’s LHNA concludes that the Borough is likely to see a 7% decrease, 
in households with children, a significant reduction. By 2040 the Borough will 
have lost 13 per cent of its younger households. At the same time, it finds that 
there is a high level of under occupancy around 44 per cent particularly (though 
not exclusively) in the owner-occupied sector. To address this high level of under 
occupancy in the market sector the LHNA identifies a much higher need for 
smaller homes than the previous assessment of need from 2015.  

3.4.2 For Community Housing the LHNA found that the greatest need is for two 
bedroom homes followed by three bedroom homes. It should be noted that the 
need based on the Council’s housing register and waiting list is for the two 
bedroom homes to be for four persons so they can also cater to families.  

3.4.3 The percentage need of different dwelling sizes for market and community 
housing is set out below: 
 

Dwelling Size Percentage Need 
1 Bedroom 35% 
2 Bedroom 40% 
3 Bedroom 20% 
4+ Bedroom 5% 

Figure 3: Market housing breakdown of need by bedroom size. 

 
Dwelling Size Percentage Need 

1 Bedroom 16% 
2 Bedroom 44% 
3 Bedroom 28% 
4+ Bedroom 12% 

Figure 4: Community Housing breakdown of need by bedroom size. 

SPACE AND ACCESSIBILITY STANDARDS 

LOCAL HOUSING NEEDS ASSESSMENT 

3.4.4 The Local Housing Need Assessment (LHNA) notes that the context for 
understanding the housing requirements of those with disabilities and in particular 
wheelchair users is intrinsically linked to the age of the population, with 75% of 
current wheelchair uses are aged 60 or over in England (paragraph 5.80). RBKC 
is projected to see substantial increases in the number and proportion of people 
aged 65 and older between 2020 and 2040, with a 54% increase projected based 
on the GLA Central Lower 2019 base population projections (paragraph 4.1). 

3.4.5 The LHNA estimates a current unmet need for wheelchair accessible 
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accommodation in RBKC of 405 (13% of wheelchair using households) and 
identifies that 387 (12%) of those on the housing register have some form of 
mobility related requirements (paragraph 5.92 - 5.93). Those who are able may 
make private sector arrangements to meet their accessibility needs. However, for 
those that are not able to turn to the private sector or adapt their existing homes 
to meet accessibility standards, the principal route into wheelchair accessible 
accommodation will be through the social housing stock (paragraph 5.94 - 5.95).  

3.4.6 The LHNA concludes that development plans need to reflect the need for 
accessible accommodation and that a careful watch on appropriate lettings 
performance by social housing providers is required to ensure wheelchair 
accessible dwellings are let to appropriate applicants (paragraph 5.102 - 5.103).   

HOUSING STANDARDS REVIEW – EVIDENCE OF NEED 

3.4.7 The Housing Standards Viability Study, May 2015 was commissioned by the GLA 
to demonstrate the requirement in London for the Government’s new national 
housing standards and to determine the impact of the adoption of these 
standards within London Plan policy on the viability of development in London. 

3.4.8 The study consists of a desktop review of existing evidence and research relating 
to housing standards, and analysis of the impact of population projections on the 
need for each of the standards including the optional access requirements M4(2) 
and M4(3). 

3.4.9 It demonstrates a clear need for the inclusion of housing standards within the 
London Plan. They are a necessary and appropriate mechanism to ensure that 
housing is sustainable and of high quality whilst offering the space and flexibility 
required to accommodate the demands of a rapidly growing and ageing 
population in a high density city facing distinct climate challenges. 

3.4.10 Section 4 of the report deals specifically with access and examines the need and 
background for the ‘optional’ access standards in London in great detail. It 
concludes that, “There is a demonstrable need for the inclusion of M4(2) and 
M4(3) optional access requirements, which will ensure appropriate and 
accessible dwellings to serve London, with significant social inclusion and long-
term cost saving benefits for households and society as a whole. Significantly, the 
numbers of older Londoners is expected to increase substantially over the next 
20 years, especially those age 90 and over (see para 4.3.7). It is clear, therefore, 
that the pressures and demand for accessible and adaptable housing and 
wheelchair accessible housing will increase and become a considerable housing 
issue, particularly given the low levels of accessibility found in London’s existing 
housing stock. Evidence points to a continued and growing need in London over 
the coming years. Ignoring these demographic changes and associated need for 
accessible housing may result in homes being provided that are not fit for 
purpose in the future to meet identified housing need.” 

3.4.11 It also states that “Since 2004 the London Plan has set out a requirement for 10 
per cent of all new homes to be adapted for wheelchair users. This has enabled 
10.2 per cent of new homes in London to be designed to be wheelchair 
accessible, or easily adaptable for residents who are wheelchair users, and 93 

https://www.london.gov.uk/sites/default/files/housing_standards_review_-evidence_of_need_david_lock_assoc_2015.pdf
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per cent of new build homes to comply with lifetime homes standards. Building in 
the capital has not suffered as a result.” 

3.4.12 The section concludes at paragraph 4.3.32 that “The evidence demonstrates a 
clear need to retain a requirement for accessible and adaptable homes as well as 
wheelchair user dwellings. The proposal in the Minor Alterations that 90 per cent 
of new housing be built to the ‘accessible and adaptable dwellings’ standard 
(M4(2) and 10 per cent of new housing to the Building Regulation requirement 
M4(3) ‘wheelchair user dwellings’ is a reasonable and justified basis for the 
continued provision of specialist dwellings.” 

HOUSING STANDARDS REVIEW – VIABILITY ASSESSMENT 

3.4.13 The viability study was commissioned by the GLA to establish the impact of the 
adoption of the Government’s new national housing standards within London Plan 
policy on the viability of development in London.  

3.4.14 The broad findings of the study are; at borough-wide average house prices and 
build costs, development taking into account the impact of the proposed housing 
standards and zero carbon achieved land values in excess of a benchmark in 
84% of cases. The viability study included sensitivity testing and at the worst case 
allowing for a 0.5% fall in values and an 8% increase in costs this fell to 72% of 
cases. 

3.4.15 The viability study also found that the estimated cost impact of the optional 
access requirements represents circa an additional 2-2.4% of base build cost for 
small low rise developments which is where the requirement for step free access 
to all homes is an additional requirement to current London Plan standards. There 
is no measurable cost impact from the Building Regulation optional requirement 
for the provision of Wheelchair User Housing M4(3) as this is no more onerous 
than existing London Plan requirements. 

3.4.16 In testing the viability impact of the standards, no account has been taken of the 
potential for cost savings as a result of reduced process costs and increased 
certainty of design requirements. This was however tested by E C Harris on 
behalf of DCLG17 whose findings for the overall standards including process costs 
(but excluding the move to zero carbon homes) indicated a potential saving of 
between £3,625 and £5,426 per dwelling18. Assuming an average dwelling size of 
75m2, the estimated cost saving per m2 would be in the order of £48 - £72. This 
would negate the additional costs identified for standard M4(2) above. 

3.4.17 The overall outcome of the viability testing was that the introduction of the new 
Housing Standards, and the move to zero carbon homes in 2016, do not 
represent a significant determinant in the viability and the deliverability of housing 
development in London. 

 
17 Department for Communities and Local Government Housing Standards Review Cost Impacts September 2014 E C 
Harris 
18 Net of savings indicated for energy as the EC Harris report was not testing the move to zero carbon homes 

https://www.london.gov.uk/sites/default/files/housing_standards_review_viability_assessment_2015.pdf
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3.4.18 The study specifically explored the impact on lower value boroughs and 
commented on high value locations (the Royal Borough can safely be assumed to 
be such a location) that “There are some very high value locations where viability 
is unlikely to be affected by any changes at the margins of development 
requirements. Those at the lower end of the spectrum are far more susceptible to 
marginal changes affecting viability and deliverability.” (paragraph 4.34) 

3.4.19 As well as testing overall viability, the impact on build costs that the standards 
represent was assessed in financial and percentage terms. The outcome in 
relation to access standards was that “The estimated cost impact of the optional 
access requirements represents circa an additional 2-2.4% of base build cost for 
small low rise developments which is where the requirement for step free access 
to all homes is an additional requirement to current London Plan standards.” And 
“There is no measurable cost impact from the Building Regulation optional 
requirement for the provision of Wheelchair User Housing M4(3) as this is no 
more onerous than existing London Plan requirements.” 

 

SUMMARY 
 

Date Document Organisation 
May 2015 Housing Standards Review: Evidence of need 

study  
Mayor of London 

May 2015 Housing Standards Review Viability 
Assessment 

Mayor of London 

Sep. 2022 Local Housing Needs Assessment RBKC 
 

  

https://www.london.gov.uk/sites/default/files/housing_standards_review_-evidence_of_need_david_lock_assoc_2015.pdf
https://www.london.gov.uk/sites/default/files/housing_standards_review_-evidence_of_need_david_lock_assoc_2015.pdf
https://www.london.gov.uk/sites/default/files/housing_standards_review_viability_assessment_2015.pdf
https://www.london.gov.uk/sites/default/files/housing_standards_review_viability_assessment_2015.pdf
https://planningconsult.rbkc.gov.uk/gf2.ti/f/1457218/149422021.1/PDF/-/03%20Local%20Housing%20Needs%20Assessment%20Update%20Full%20Report%20Sep%2022.pdf
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3.5 OPTIONS, CONSULTATION AND INTEGRATED IMPACT 
ASSESSMENT (IIA) 

HOUSING SIZE, SPACE AND ACCESSIBILITY STANDARDS 

3.5.1 The options and alternatives considered under Policy HO4 for housing size, 
space and accessibility standards are: 
 
Option Status Reason 
1 Continue with the 

current approach to 
require bedroom size 
mix in accordance with 
the latest evidence of 
need. 

Preferred 
option 

The size of homes required 
should reflect the local 
evidence of need. This is in-
line with national policy. 

2 Adopt nationally 
described space 
standards. 

Preferred 
option 

Minimum space standards 
are adopted in the London 
plan already and as such 
are part of the Council’s 
development plan.   
 
Using minimum space 
standards is necessary in 
the Borough’s dense urban 
environment to ensure good 
living conditions. 

3 Adopt higher (optional) 
accessibility standards 
(current approach). 

Preferred 
option 

Our housing needs 
evidence identified that 12% 
of the Borough’s population 
has some form of limiting 
long-term health problem or 
disability.  
 
Accessible/adaptable 
homes enable people to live 
independently in their own 
homes for longer. 
 
New developments will 
continue to help address 
local needs for accessible 
homes. 
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3.6 PUBLICATION POLICY 
3.6.1 Following consideration of the options presented above, consultation and 

reasonable alternatives. Policy HO4: Housing Size and Standards is proposed as 
follows.  
 

HO4: Housing Size and Standards  

A. New residential developments must include a mix of types and sizes of 
homes to reflect the varying local needs of the Borough, taking into 
account the characteristics of the site, and current evidence in relation to 
housing need. 

B. All new homes must be designed to be accessible. To ensure this: 

1. 90 per cent of new homes must meet Building Regulations 
requirement to be M4 (2) “accessible and adaptable dwellings”. 

2. A minimum of 10 per cent of new homes must meet Building 
Regulations requirement M4(3) “wheelchair user dwellings”. 

C. All new homes must meet the minimum space standards as set out in 
the Nationally Described Space Standards. 

3.7 PROPOSALS MAP 
3.7.1 No changes are required to be made to the Proposals Map.  

3.8 DUTY TO COOPERATE AND STRATEGIC ISSUES 
3.8.1 As set out in section 2.7 above. 
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4. POLICY HO5: SPECIALIST HOUSING 
4.1 HOUSING FOR OLDER PEOPLE 
4.1.1 The existing Local Plan Policy CH4: Specific Housing Needs seeks to ensure that 

new housing development meets the housing needs of a range of specific groups 
including older people. The Council needs to consider if the policy needs to be 
updated to cater for changes in national and regional policy and local needs since 
the policy was adopted. 

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

THE TOWN AND COUNTRY PLANNING (USE CLASSES) ORDER 1987 (AS 
AMENDED 

4.1.2 The use classes order defines each use. In the case of older people’s housing the 
use classes order is considered relevant as depending on how a development is 
classed – C2 or C3 – the obligation to provide affordable housing varies. The use 
classes order defines C2/C3 as follows: 
 
Class C2. Residential institutions 
Use for the provision of residential accommodation and care to people in need of 
care (other than a use within class C3 (dwelling houses)).  
Use as a hospital or nursing home.  
Use as a residential school, college or training centre.  
 
Class C2A. Secure residential institutions 
Use for the provision of secure residential accommodation, including use as a 
prison, young offenders institution, detention centre, secure training centre, 
custody centre, short-term holding centre, secure hospital, secure local authority 
accommodation or use as military barracks. 
 
Class C3. Dwellinghouses 
Use as a dwellinghouse (whether or not as a sole or main residence) by— 
(a) a single person or by people to be regarded as forming a single household; 
(b) not more than six residents living together as a single household where care is 
provided for residents; or 
(c) not more than six residents living together as a single household where no 
care is provided to residents (other than a use within Class C4). 
 
Interpretation of Class C3 
For the purposes of Class C3(a) “single household” shall be construed in 
accordance with section 258 of the Housing Act 2004. 
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NATIONAL PLANNING POLICY FRAMEWORK (NPPF)  

4.1.3 Annex 2: Glossary of the NPPF defines older people as “People over or 
approaching retirement age, including the active, newly-retired through to the very 
frail elderly; and whose housing needs can encompass accessible, adaptable 
general needs housing through to the full range of retirement and specialised 
housing for those with support or care needs.” 

4.1.4 Paragraphs 60 to 63 of the NPPF mentioned in the previous section are relevant.  

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): HOUSING FOR 
OLDER AND DISABLED PEOPLE 

4.1.5 The National Planning Practice Guidance (NPPG) on Housing for older and 
disabled people guides councils in preparing planning policies on housing for 
older and disabled people.  

4.1.6 Paragraph 3 specifies the range of older people needs plan-making authorities 
will need to determine. The needs to be addressed include people who will be 
approaching or reaching retirement over the plan period, as well as the existing 
population of older people.  

4.1.7 Paragraph 4 sets out the evidence plan-makers consider when identifying the 
housing needs of older people. The age profile of the population can be drawn 
from Census data and projections of population and households by age groups 
can also be used. Future need for specialist accommodation for older people 
broken down by tenure and type can be assessed and obtained from several 
online toolkits such as SHOP@ (Strategic Housing for Older People Analysis 
Tool). Joint Strategic Needs Assessments prepared by Health and Wellbeing 
Boards can also be used. Finally, the assessment of need can also set out level 
of need for residential care homes. 

4.1.8 To address the housing requirements of older people in plans, Paragraph 6 states 
that “Plan-making authorities should set clear policies to address the housing 
needs of groups with particular needs such as older and disabled people. These 
policies can set out how the plan-making authority will consider proposals for the 
different types of housing that these groups are likely to require. They could also 
provide indicative figures or a range for the number of units of specialist housing 
for older people needed across the plan area throughout the plan period.” 

4.1.9 Paragraph 8 supports Accessible and adaptable housing as it enables people to 
live more independently, while also saving on health and social costs in the 
future. 

4.1.10 Paragraph 10 provides the following definitions of the different types of specialist 
housing for older people:  

 
 
 

https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
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Specialist housing 
name Definition 

Age-restricted general 
market housing 

This type of housing is generally for people aged 55 and over and the 
active elderly. It may include some shared amenities such as 
communal gardens but does not include support or care services. 

Retirement living or 
sheltered housing 

This usually consists of purpose-built flats or bungalows with limited 
communal facilities such as a lounge, laundry room and guest room. It 
does not generally provide care services but provides some support to 
enable residents to live independently. This can include 24-hour on-
site assistance (alarm) and a warden or house manager. 

Extra care housing or 
housing-with-care 

This usually consists of purpose-built or adapted flats or bungalows 
with a medium to high level of care available if required, through an 
onsite care agency registered through the Care Quality Commission 
(CQC). Residents are able to live independently with 24-hour access 
to support services and staff, and meals are also available. There are 
often extensive communal areas, such as space to socialise or a 
wellbeing centre. In some cases, these developments are known as 
retirement communities or villages – the intention is for residents to 
benefit from varying levels of care as time progresses. 

Residential care homes 
and nursing homes 

These have individual rooms within a residential building and provide 
a high level of care meeting all activities of daily living. They do not 
usually include support services for independent living. This type of 
housing can also include dementia care homes. 

4.1.11 Paragraph 12 also requires identifying the role that general housing may play as 
many older people may not want or need specialist accommodation: “Plan-
makers will need to consider the size, location and quality of dwellings needed in 
the future for older people in order to allow them to live independently and safely 
in their own home for as long as possible, or to move to more suitable 
accommodation if they so wish.” 

REGIONAL 

THE LONDON PLAN 

4.1.12 Policy H13 Specialist older person housing requires:  
 
A. Boroughs should work positively and collaboratively with providers to identify 
sites which may be suitable for specialist older persons housing taking account of:  
 
1) local and strategic housing needs information and the indicative benchmarks 
set out in Table 4.3  
 
2) the need for sites to be well-connected in terms of contributing to an inclusive 
neighbourhood, having access to relevant facilities, social infrastructure and 
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health care, and being well served by public transport  
 
3) the increasing need for accommodation suitable for people with dementia.  
 
B. Specialist older persons housing provision should deliver: 
 
1) affordable housing in accordance with Policy H4 Delivering affordable housing, 
and Policy H5 Threshold approach to applications  
 
2) accessible housing in accordance with Policy D7 Accessible housing  
 
3) the highest standards of accessible and inclusive design in accordance with 
Policy D5 Inclusive design 
 
4) suitable levels of safe storage and charging facilities for residents’ mobility 
scooters  
 
5) pick up and drop off facilities close to the principal entrance suitable for taxis 
(with appropriate kerbs) minibuses, and ambulances.  

4.1.13 Paragraph 4.13.4 specifies that the policy does not apply to ‘care home 
accommodation’ which has the following attributes: 
 
• personal care and accommodation are provided together as a package with 

no clear separation between the two 
• the person using the service cannot choose to receive personal care from 

another provider 
• people using the service do not hold occupancy agreements such as tenancy 

agreements, licensing agreements, licences to occupy premises, or leasehold 
agreements or a freehold 

• likely CQC-regulated activity19 will be ‘accommodation for persons who require 
nursing or personal care   

4.1.14 Paragraph 4.13.6 defines ‘specialist older persons housing’ as having the 
following attributes: 
 
i. where care is provided or available; 

a. there are separate contracts/agreements in place for the personal care and 
accommodation elements, and/or 
b. residents have a choice as to who provides their personal care 

ii. housing is occupied under a long lease or freehold, or a tenancy agreement, 
licensing agreement, license to occupy premises or a leasehold agreement 
iii. housing provided is specifically designed and managed for older people 
(minimum age of 55 years) 
iv. likely CQC-regulated activity20 will be ‘personal care’ 

 
19 Housing with care: Guidance on regulated activities for providers of supported living and extra care 
housing, Care Quality Commission, 2015 https://www.cqc.org.uk/files/housing-care-october-2015 
20 Housing with care: Guidance on regulated activities for providers of supported living and extra care 
housing, Care Quality Commission, 2015 https://www.cqc.org.uk/files/housing-care-october-2015 
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4.1.15 Table 4.3 of the London Plan provides the annual borough benchmarks for 
specialist older persons housing between 2017 and 2029. The Borough’s 
benchmark is 85 units per annum in the London Plan.  

4.1.16 Paragraph 4.13.11 specifies that the fast track route for affordable housing 
delivery is available for specialist older persons housing providers. When an 
application does not meet the requirements set out in Part C of Policy H5, it must 
follow the Viability Tested Route. The tenure split requirements for specialist older 
persons housing may differ to those set out in Policy H6 Affordable housing 
tenure but this must be clearly set out in the local development plan or in 
supplementary guidance. 

4.1.17 Boroughs should recognise that care home accommodation (C2) is an important 
element of the accommodation options for older Londoners. London needs to 
provide an average of 867 care homes beds a year to meet the predicted 
increase in demand. If the rates of supply and demand remain constant (at a rate 
of 3,525 bed-spaces a year in London) it should be possible to meet potential 
demand. 

GLA TOPIC PAPER: SPECIALIST OLDER PERSONS HOUSING 

4.1.18 Explains the rationale behind the London Plan policy approach – provides 
clarification and support the London Plan policy and its requirements in relation to 
specialist older persons housing, in particular the implications for accessible 
housing provision through the definitions used to describe different types of 
specialist persons housing and the Use Class categorisation of specialist older 
persons housing in London.  

ACCESSIBLE DESIGN FEATURES IN SPECIALIST OLDER PERSONS 
HOUSING 

4.1.19 The Accessible design features report by Three Dragons was commissioned by 
the GLA to inform the London Plan. It assesses the potential demand for and 
provision of wheelchair user dwellings M4(3), and ancillary facilities in specialist 
older persons housing in London.  

LOCAL 

EXISTING LOCAL PLAN POLICY 

4.1.20 Criteria a. and b. of Policy CH4: Specific Housing Needs in Chapter 23 of the 
existing Local Plan provides the relevant policy for older people’s housing as set 
out below. 
 
Policy CH4: Specific Housing Needs 
 
The Council will ensure that new housing development meets the housing needs 
of a range of specific groups.   
 
To deliver this the Council will: 
 

https://www.london.gov.uk/sites/default/files/gla_topic_paper_specialist_older_persons_housing_i.pdf
https://www.london.gov.uk/sites/default/files/accessible_design_features_in_specialist_older_persons_housing_0.pdf
https://www.london.gov.uk/sites/default/files/accessible_design_features_in_specialist_older_persons_housing_0.pdf
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a. support the provision for older people’s housing including new extra care and 
sheltered housing to meet identified local needs;   
 
b. resist the loss of existing older people’s housing unless the loss is to improve 
substandard accommodation or increase the existing provision on the site; 
 

THE ROYAL BOROUGH OF KENSINGTON AND CHELSEA STRATEGY FOR 
SUPPORTED HOUSING 2015 TO 2020 

4.1.21 The strategy details the Supported Housing Commissioning Team’s vision and 
commissioning intentions for supported housing services. It provides an analysis 
of local need for the defined client groups (older people, socially excluded people, 
homeless families, young people and domestic violence). 

OLDER PEOPLE’S HOUSING DESIGN GUIDE 

4.1.22 The Older People’s Housing Design Guidance was adopted by the Council on 19 
November 2015 and outlines the Council's expectations for older people's 
housing. It provides detailed descriptions of design standards and other factors to 
consider when designing an older people’s housing scheme to ensure it supports 
the needs and aspirations of older people. 

4.1.23 The Council and its partners will use the guidance when developing any extra 
care and retirement housing in the borough. The guidance will also help private 
developers working in the borough to understand the Council’s expectations and 
help to ensure that all new homes for older people, either for rent or sale, are high 
quality and desirable places to live in. 

SUMMARY 
 

Date Document Organisation 
Jul 2021 National Planning Policy Framework (NPPF)  MHCLG 

Jun 2019 National Planning Practice Guidance (NPPG): 
Housing for older and disabled people 

MHCLG 

Mar 2021 The London Plan Mayor of London 

Nov. 2017 GLA Topic Paper: Specialist Older Persons 
Housing 

Mayor of London 

Jan. 2018 Accessible Design Features in Specialist Older 
Persons Housing 

Mayor of London 

Sep. 2019 RBKC Local Plan RBKC 

2015 The Royal Borough of Kensington and Chelsea 
Strategy for Supported Housing 2015 to 2020 

RBKC 

Nov. 2015 Older People’s Housing Design Guide RBKC 
 

https://www.rbkc.gov.uk/pdf/Strategy%20for%20supported%20housing%202015%20to%202020.pdf
https://www.rbkc.gov.uk/pdf/Strategy%20for%20supported%20housing%202015%20to%202020.pdf
https://www.rbkc.gov.uk/sites/default/files/atoms/files/Older%20People%27s%20Housing%20Design%20Guidance%20%28low%20res%29.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
http://www.london.gov.uk/priorities/planning/london-plan
https://www.london.gov.uk/sites/default/files/gla_topic_paper_specialist_older_persons_housing_i.pdf
https://www.london.gov.uk/sites/default/files/gla_topic_paper_specialist_older_persons_housing_i.pdf
https://www.london.gov.uk/sites/default/files/accessible_design_features_in_specialist_older_persons_housing_0.pdf
https://www.london.gov.uk/sites/default/files/accessible_design_features_in_specialist_older_persons_housing_0.pdf
https://www.rbkc.gov.uk/planning-and-building-control/planning-policy/local-plan/local-plan
https://www.rbkc.gov.uk/pdf/Strategy%20for%20supported%20housing%202015%20to%202020.pdf
https://www.rbkc.gov.uk/pdf/Strategy%20for%20supported%20housing%202015%20to%202020.pdf
https://www.rbkc.gov.uk/media/document/older-peoples-housing-design-guidance


 

58 
 

4.2 HOSTELS AND OTHER ACCOMMODATION FOR 
VULNERABLE GROUPS 

4.2.1 The Council needs to consider vulnerable groups in formulating its housing 
policies.  

4.2.2 The NPPF requires local planning authorities to plan for the needs of different 
groups in the community. This section deals with the needs of households with 
homeless and young vulnerable people. The type of housing that may be suitable 
for these groups includes sheltered accommodation, supported housing, refuges 
and hostels. 

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 

4.2.3 Paragraph 62 of the NPPF already introduced earlier in the document includes 
the need for “the size, type and tenure of housing needed for different groups in 
the community [to] be assessed and reflected in planning policies (including, but 
not limited to, those who require affordable housing, families with children, older 
people, students, people with disabilities, service families, travellers, people who 
rent their homes and people wishing to commission or build their own homes). 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): HOUSING NEEDS OF 
DIFFERENT GROUPS 

4.2.4 The NPPG on the housing needs of different groups provides further guidance on 
addressing the need for different types of housing. 

4.2.5 Further advice in relation to the housing needs of specific groups is provided in 
other sections of this guidance, see the separate guidance on older and disabled 
people, and the Planning policy for traveller sites. 

4.2.6 However, it does not provide detailed guidance on the needs of service 
personnel, the homeless and young vulnerable people. 

  

https://www.gov.uk/guidance/housing-needs-of-different-groups
https://www.gov.uk/guidance/housing-needs-of-different-groups
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.gov.uk/guidance/housing-for-older-and-disabled-people
https://www.gov.uk/government/publications/planning-policy-for-traveller-sites
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REGIONAL 

THE LONDON PLAN 

4.2.7 The London Plan Policy H12 Supported and specialised accommodation states 
that “the delivery, retention and refurbishment of supported and specialised 
housing which meets an identified need should be supported”. Boroughs should 
assess the short-term, medium-term and permanent need for supported and 
specialised accommodation. These can include:  
 
1) accommodation for people leaving hostels, refuges and other supported 
housing, as well as care leavers and people leaving prison to enable them to live 
independently 
2) accommodation for young people with support needs 
3) reablement accommodation (intensive short-term) for people who are ready to 
be discharged from hospital but who require additional support to be able to 
return safely to live independently at home, or to move into appropriate long-term 
accommodation 
4) accommodation for disabled people (including people with physical and 
sensory impairments and learning difficulties) who require additional support or 
for whom living independently is not possible 
5) accommodation (short-term or long-term) for people with mental health issues 
who require intensive support 
6) accommodation for rough sleepers 
7) accommodation for victims of domestic abuse 
8) accommodation for victims of violence against women and girls 

4.2.8 The supporting text of Policy H12 includes guidance in undertaking the 
assessments of the need for supported and specialised accommodation: “existing 
accommodation options available within boroughs should be audited identifying 
any shortages in capacity or potential extra capacity within schemes, as well as 
accommodation in need of refurbishment. Boroughs should then use this 
information to plan to meet identified need, working with relevant authorities, such 
as children’s and adult services, the NHS and relevant charities. For some 
groups, need may be best assessed and met on a multi-borough or pan-London 
basis.” 

LOCAL 

EXISTING LOCAL PLAN POLICY 

4.2.9 Policy CH4 of the existing Local Plan sets the Council’s planning policy on 
specific housing needs. It resists the loss of supported housing which meets 
identified community need and the loss of residential hostels, unless these are 
replaced by another form of affordable housing.   
 
Policy CH4: Specific Housing Needs 
 
The Council will ensure that new housing development meets the housing needs 
of a range of specific groups.   
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To deliver this the Council will: 
 
h. resist the loss of supported housing which meets identified community needs;  
 
i. resist the loss of residential hostels except where the site will be utilised as a 
different form of affordable housing. 

SUMMARY 
 

Date Document Organisation 
Jul 2021 National Planning Policy Framework (NPPF) MHCLG 

Jul 2019 NPPG Housing needs of different groups MHCLG 

Mar 2021 The London Plan Mayor of London 

2015 The Royal Borough of Kensington and Chelsea 
Strategy for Supported Housing 2015 to 2020 

RBKC 

 

  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/guidance/housing-needs-of-different-groups
http://www.london.gov.uk/priorities/planning/london-plan
https://www.rbkc.gov.uk/pdf/Strategy%20for%20supported%20housing%202015%20to%202020.pdf
https://www.rbkc.gov.uk/pdf/Strategy%20for%20supported%20housing%202015%20to%202020.pdf
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4.3 EVIDENCE BASE 
HOUSING FOR OLDER PEOPLE 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA) 

4.3.1 The LHNA sets out that in Kensington and Chelsea adults aged over 65 is the 
fastest growing household group with the share of those aged 65 and over 
increasing from 16% in 2020 to 25% in 2040 (paragraph 2.11), a rise from 25,651 
to 39,562 in absolute terms (table 2.1); whereas working age households reduce 
by 8%, from 83% to 75% (paragraph 2.11).    

4.3.2 In terms of households, the LHNA shows a projected increase of 47% from 
48,563 over 65 households in 2020 to 71,379 in 2040 (table 4 4.2). However, the 
most important trend in terms of needs is the anticipated accelerated increase in 
over 85 households (96%) who are most likely to need specialist accommodation 
(table 4.2). A greater proportion of those older people requiring some form of care 
and support have higher physical, mental health and dementia-related needs than 
in previous decades; and they are entering care-based accommodation later in 
life, in their 80s and 90s. 

4.3.3 In terms of tenure of older households nearly 60% of over 65 households own 
their homes outright, with a further 7% holding mortgages. Fewer single over 65s 
(42%) are owner-occupiers, with a similar proportion social renting, and lower 
levels of private renting (paragraph 4.11). 

4.3.4 The LHNA indicated that there is considerable scope particularly among older 
owner-occupiers to meet their future housing needs in the private market, given 
the likely level of equity available, and also considerable scope for downsizing 
across all tenures, to free up larger properties for family use. This is evidenced by 
46% of two person and 18% of one-person older households having two or more 
bedrooms surplus to their needs, 74% of older owner occupiers, 44% of private 
renters and 34% of social renters having at least one bedroom surplus to 
requirements, and no overcrowding detected among older residents (paragraph 
4.11). 

4.3.5 The report highlighted the linkages between ageing and poor health or disability 
evidenced by 13% of individuals over 65 stating they were in bad or very bad 
health (paragraph 4.17), while 21% of over 65s found their activities were limited 
a little, with a further 19% feeling their activities were limited a lot (paragraph 
4.18). It is also projected that the number of older people with mobility difficulties 
will further increase by 68% (paragraph 4.21). 

4.3.6 The LHNA estimates there are currently 2,018 units of specialist older persons 
housing available in RBKC, including 299 with residential or nursing care, and 
146 social rented Extra Care units (table 4.4). 

4.3.7 Based on GLA commissioned research, it is estimated that an additional 16 care / 
nursing places were required every year between 2017 and 2029. There is no 
RBKC-specific research undertaken on future care / nursing home requirements 
(paragraph 4.34).  



 

62 
 

4.3.8 The LHNA shows that during the Plan period the need is the highest for private 
leasehold sheltered housing, with a projected additional need of 539 units of 
social rented affordable sheltered accommodation and 2,291 units of private, 
leasehold sheltered accommodation (paragraph 3.49). 

4.3.9 While most of the requirement will be for one-bedroom accommodation, it should 
be noted that the proportion of older households with two or more members is 
forecast to increase at a faster rate than that of single older adults (table 4.4). 
Provision should therefore be made for some units to have additional bedrooms, 
for reasons of health, privacy and the accommodation of carers (paragraph 4.10). 

4.3.10 The most obvious need is in sheltered accommodation, followed by both forms of 
Extra Care. Unless steps are taken to address the additional need for sheltered 
and extra care housing, the local authority and an increasing proportion of ageing 
households will be forced to rely on expensive care home and nursing facilities 
(4.40 - 4.42). 

4.3.11 Assuming the availability of specialist accommodation, it is projected that around 
48 homes per annum are freed up for other use by older people moving into 
specialist accommodation (paragraph 4.46). This could include a supply of family 
accommodation depending on tenure and planning input. 

VIABILITY OF AFFORDABLE HOUSING CONTRIBUTIONS ON EXTRA CARE 
SCHEMES (RBKC LOCAL PLAN: VIABILITY STUDY) 

4.3.12 The Local Plan Viability Study, September 2022 supports the application of 
existing Local Plan Policy CH2 to extra care schemes in the Borough. Meaning 
that extra care schemes will be required to contribute towards affordable housing 
in line with the London Plan 2021. 

HOSTELS AND OTHER ACCOMMODATION FOR VULNERABLE GROUPS 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA) 

Vulnerable young people and socially excluded groups 

4.3.13 The 2015 SHMA noted that the RBKC Single Homelessness Team had 
experienced an increase in demand from younger vulnerable homeless 
applicants, as well an increasing numbers of rough sleepers. 

4.3.14 Since then the authority has re-commissioned many of the services for vulnerable 
and socially excluded people, combining an approach of tailored support, either 
floating or in-building, with ensuring that buildings are best suited to individuals’ 
needs72.. Supported housing commissioners provide for 431 socially excluded 
people (LHNA para 5.112). 

4.3.15 As regards young people specifically, the approach has been to prioritise those 
with higher vulnerability, through family eviction, leaving care environments and 
leaving prisons.  This has meant diverting resources devoted to those with lower 
support needs, which had been identified as being surplus to requirements. 
Supported housing commissioners provide for 106 young people with these 
higher needs (LHNA para 5.115). 
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4.3.16 The results of the new strategy has been the creation of around 95 places 
specifically for young people including 59 places in schemes for young people 
with complex needs who might be considered particularly vulnerable and 432 
places for socially excluded single people – which would include young people 
leaving care and at risk.  The category also includes rough sleepers, refugees, 
those with mental health, drug and alcohol misuse, offenders and those at risk of 
offending, single people with other support needs, and people with HIV/AIDS 
(LHNA para 5.116).  

4.3.17 The LHNA para 5.117 goes on to note that some of these spaces can be 
characterised as ‘hostel-like’ in that, for example, care leavers, refugees and 
those with short-term needs would be expected to move on. There are around 
100 units of floating support available, which would help these groups make the 
transition into the private rented sectors. 

Rough sleepers (LHNA paragraphs 5.118 to 5.123) 

4.3.18 The LHNA notes that until the ‘Everyone In’ initiative launched in 2020 in the 
wake of COVID and lockdown, the number of (reported) rough sleepers in RBKC 
had risen steadily over the last five years, reaching a peak of 316 in 2019-20.  
The numbers dropped to 271 after ‘Everyone In’ was launched but this still 
amounted to the second highest level since records began 

4.3.19 What the Everyone In programme did highlight and confirm was that the official 
street count of rough sleepers consistently under-estimated the extent of the 
issue.  Everyone In rehoused 37,000 rough sleepers across the country, 
compared to the 2,688 that appears in official counts.  While it is likely that some 
rough sleeping was the result of COVID – for example, people being evicted or 
temporary arrangements such as sofa surfing being curtailed – it is likely that 
many were existing rough sleepers not being counted. 

4.3.20 The authority has a Homelessness and Rough Sleeping Strategy 2020-2025 
which focusses on preventing rough sleeping occurring   and supporting rough 
sleepers into suitable accommodation. It also suggests that Housing First may be 
a way forward. 

4.3.21 While the projects commissioned under the Supported Housing Strategy and the 
rough sleeping strategy may have some impact,  the winding up of Everyone In 
and the longer-term structural features of the RBKC housing economy make it 
likely that rough sleeping will continue to increase. 

4.3.22 Domestic abuse (LHNA para 5.125 – 5.131) 

4.3.23 RBKC employ the Angelou partnership to provide support and advocacy for those 
facing domestic abuse, and commissions Hestia to provide 19 refuge places 

4.3.24 The services are both well-used, and COVID has encouraged people to come 
forward.  The services are becoming more accessible to those who had not used 
them before. But there is concern that some cases are ‘slipping through’ without 
support. There is a particular need for a pan-London reciprocal housing 
agreement to ensure that if people need to be housing out of the borough for 
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reasons of safety, this is made possible  

4.3.25 The concern is also that concern is that as we come out of lockdowns, the 
attention on domestic abuse may not be as much as it has been during lockdown 
and some of that funding will come to an end.  The authority should be aware of 
this and ensure that service provision remains at least at current levels. 

4.3.26 As with other groups needing affordable rented accommodation, women and 
families facing domestic abuse are disadvantaged in RBKC because of the 
absence of available stock, including the absence of larger units.  This should be 
acknowledged in future planning and housing strategies. 

4.3.27 It is clear from the evidence that planning polices should protect the spaces 
available for these groups and support any proposals for new facilities.  
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SUMMARY 
 

Date Document Organisation 
Sep. 2022 Local Housing Needs Assessment  Cobweb 

Consulting 

Sep. 2022 RBKC Local Plan: Viability Study RBKC 

 
  

https://planningconsult.rbkc.gov.uk/gf2.ti/f/1457218/149422021.1/PDF/-/03%20Local%20Housing%20Needs%20Assessment%20Update%20Full%20Report%20Sep%2022.pdf
https://planningconsult.rbkc.gov.uk/gf2.ti/f/1457218/149420645.1/PDF/-/00%20RBKC%20Local%20Plan%20Viability%20Assessment%20Update%20Sep%202022.pdf
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4.4 OPTIONS, CONSULTATION AND INTEGRATED IMPACT 
ASSESSMENT (IIA) 

4.4.1 As set out in section 2.4 above.  

HOUSING FOR OLDER PEOPLE 

4.4.2 The options and alternatives considered under Policy HO5 for housing for older 
people are: 
 
Option Status Reason 
1 Support the provision of 

older people’s housing 
– extra care, sheltered 
housing and care 
homes in order to meet 
local needs. 

Preferred 
option 

This is our existing policy 
and given the projected 
increase in elderly 
population, as identified in 
the LHNA, it is important to 
support all types of 
accommodation. 
 
Suitable accommodation for 
the elderly will continue to 
be supported. 

2 Require the provision of 
affordable extra care 
from extra care 
schemes. 

Preferred 
option 

Evidence in the LHNA 
shows that there is a need 
of 132 social rented extra 
care units by 2040. 
 
In addition, the Local Plan 
Viability Study indicates that 
this is a viable option in the 
Borough. 
 
New developments will help 
meet local needs. 
 

 3 Require the provision of 
community housing in 
extra care schemes 
with flexibility for 
whether this is 
affordable extra care or 
not 

Reasonable 
alternative 

The LHNA sets out a need 
for 1,018 community homes 
per annum. Our viability 
study shows that extra care 
schemes can support 
community housing. New 
developments will help meet 
local needs but have the 
flexibility to provide this as 
extra care or general 
affordable. 
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Option Status Reason 
4 Provide clarity that 

community housing will 
not be sought from care 
home accommodation. 

Reasonable 
alternative 

The criteria for care home 
accommodation is set out in 
the London Plan. Such 
accommodation is for 
people who require nursing 
or personal care, it is not 
self-contained and there are 
no occupancy or tenancy 
agreements. 
 
Development of care homes 
will be supported with no 
additional financial burden 
on such development. 
 

 

HOSTELS AND OTHER ACCOMMODATION FOR VULNERABLE GROUPS 

4.4.3 The options and alternatives considered under Policy HO5 for hostels and other 
accommodation for vulnerable groups are: 
 
Option Status Reason  
1 Hostels and other 

accommodation for 
vulnerable 
accommodation will 
continue to be 
supported.  

Preferred 
option 

The Council has 
commissioned some new 
residential units to meet the 
needs of vulnerable groups, 
evidence in the LHNA 
suggest that the number of 
rough sleepers has 
increased in recent years 
and is projected to continue 
increasing. A lack of 
available stock for women 
and families facing domestic 
abuse was also identified 
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4.5 PUBLICATION POLICY 
4.5.1 Following consideration of the options presented above, consultation and 

reasonable alternatives. Policy HO5: Specialist Housing is proposed as follows. 
 

HO5: Specialist Housing 

Housing for Older People 

A. Support the provision of older people’s housing including new extra 
care, sheltered housing and care homes to meet identified local needs. 

B. Protect existing older people’s housing unless the loss is to improve 
substandard accommodation or increase the existing provision on the 
site. 

C. With the exception of care homes, extra care, sheltered housing and 
any other specialist form of older people’s housing development must 
provide on-site community (affordable) housing as per the requirements 
set out in Policy HO3. 

D. The community housing will be required for occupation by older people 
in the same form as the specialist housing scheme i.e. community extra 
care or community sheltered housing at price bands to be agreed with 
the Council. 

E. Older people’s accommodation should be of the highest design quality 
including accessibility, dementia friendly, quality of care to be provided 
and adequate storage for mobility scooters. 

Supported Housing 

F. Resist the loss of supported housing which meets identified community 
needs. 

G. Resist the loss of residential hostels except where the site will be used 
for another form of affordable housing. 

4.6 PROPOSALS MAP 
4.6.1 No changes are required to be made to the Proposals Map.  

4.7 DUTY TO COOPERATE AND STRATEGIC ISSUES 
4.7.1 As set out in section 2.7 above. 
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5. POLICY HO6: OTHER HOUSING 
PRODUCTS 

5.1 BUILD TO RENT 
5.1.1 Given this is a relatively new housing product, the Council needs to consider 

Build to Rent in formulating its housing policies and provide a policy framework to 
guide new development.  

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 

5.1.2 Annex 2: Glossary of the NPPF defines Build to Rent as “Purpose built housing 
that is typically 100% rented out. It can form part of a wider multi-tenure 
development comprising either flats or houses, but should be on the same site 
and/or contiguous with the main development. Schemes will usually offer longer 
tenancy agreements of three years or more, and will typically be professionally 
managed stock in single ownership and management control.” 

5.1.3 Paragraph 65 of the NPPF sets out that sites or proposed developments that 
provide solely for Build to Rent homes are exempted from the 10% affordable 
home ownership requirement. 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): PLANNING FOR 
BUILD TO RENT 

5.1.4 The guidance Paragraph 1 states that local authorities should use a local housing 
need assessment to determine the need for build to rent homes in the area and 
how it can meet the housing needs of different demographic and social groups.  

5.1.5 Paragraphs 2 to 5 relate to the affordable housing offer. In particular: 
• Affordable housing on build to rent schemes should be provided by default in 

the form of affordable private rent. 
• Affordable private rent and private market rent units within a development 

should be managed by a single build to rent landlord. 
• 20% is considered a suitable benchmark for the level of affordable private 

homes to be provided. Local authorities wishing to set a different proportion 
must do so using evidence from the LHNA. Similarly, the guidance on viability 
permits developers, in exception, the opportunity to make a case seeking to 
differ from this benchmark. 

• National affordable housing policy requires a minimum rent discount of 20% 
for affordable private rent homes relative to local market rents.  

5.1.6 Paragraphs 6 to 11 relate to scheme management.  

REGIONAL 

https://www.gov.uk/guidance/build-to-rent
https://www.gov.uk/guidance/build-to-rent
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THE LONDON PLAN 

5.1.7 Policy H11 Build to Rent Part A states that when a development qualifies as a 
Build to Rent scheme, the affordable housing requirement can be provided 
exclusively as Discounted Market Rent (DMR), at a genuinely affordable rent, 
preferably London Living Rent. The DMR homes must remain available in 
perpetuity.  

5.1.8 Part B of the policy sets out the criteria that must be met for a scheme to quality 
as Build to Rent: 

1) The development, or block or phase within the development, has at least 50 
units (Boroughs may set their own thresholds) 

2) The homes are held as Build to Rent under a covenant for at least 15 years 

3) A clawback mechanism is in place that ensures there is no financial 
incentive to break the covenant. The Build to Rent Clawback is defined in the 
London Plan glossary: “A payment to the relevant Local Planning Authority 
for the provision of affordable housing in the event that the Build to Rent 
Covenant is broken through the sale of units out of rented tenure within the 
covenant period.” 

4) All the units are self-contained and let separately 

5) There is unified ownership and unified management of the private and 
Discount Market Rent elements of the scheme 

6) to 10) set out general rules about management of the scheme (i.e. length of 
tenancies, rent and service charge, complaints procedure) 

5.1.9 Part C of the Policy sets out the Build to Rent specific approach to affordable 
housing. To follow the Fast Track Route, Build to Rent schemes must deliver 35 
per cent affordable housing or 50 per cent where the development is on public 
sector or industrial land appropriate for residential uses. Schemes must meet all 
other requirement of Part C of Policy H5. If not met, they must follow the Viability 
Tested Route in line with the Affordable Housing and Viability SPG. 

5.1.10 On the affordable housing offer, schemes should provide the threshold level of 
DMR homes with at least 30 per cent of DMR homes at London Living Rents 
levels and the remaining 70 per cent at a range of genuinely affordable rents. 
Boroughs can set out the proportion of DMR homes to be provided at different 
rental levels. 

5.1.11 The supporting text gives further details on DMR: 
• DMR is managed by the Build to Rent provider. 
• DMR units should be fully integrated into the development with no differences 

between DMR and market units. 
• DMR should be allocated according to intermediate eligibility criteria (including 

locally defined eligibility criteria). 
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• The DMR units fully meet the definition of intermediate housing and are 
affordable to those eligible for intermediate rented housing in London, 
taking into account the Mayor’s guidance on this issue. 

• Paragraph 4.11.10 sets out that boroughs can require a proportion of 
affordable housing as low-cost rent (social rent or London Affordable Rent) 
on Build to Rent schemes in accordance with Part A of Policy H6. These low-
cost rent homes must be managed by a registered provider. 

5.1.12 As indicated by Paragraph 4.11.13, further support for Build to Rent can be given 
by boroughs through allocating specific sites for Build to Rent or requiring an 
element of Build to Rent on larger sites to accelerate build out. 

LOCAL 

EXISTING LOCAL PLAN POLICY 

5.1.13 The Local Plan policy on build to rent is set out in criterion e. of Policy CH4: 
Specific Housing Needs:  
 
Policy CH4: Specific Housing Needs 
 
The Council will ensure that new housing development meets the housing needs 
of a range of specific groups.   
 
To deliver this the Council will: 
 
e. support build to rent schemes in particular those that include intermediate rent 
or affordable private rent as part of the affordable housing component; 

SUMMARY 
 

Date Document Organisation 
Jul. 2021 National Planning Policy Framework (NPPF) MHCLG 

Sep. 2018 National Planning Practice Guidance (NPPG): 
Build to Rent 

MHCLG 

Mar. 2021 The London Plan Mayor of London 

Aug. 2017 Affordable Housing and Viability SPG Mayor of London 

  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/guidance/build-to-rent
https://www.gov.uk/guidance/build-to-rent
http://www.london.gov.uk/priorities/planning/london-plan
https://www.london.gov.uk/sites/default/files/ah_viability_spg_20170816.pdf
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5.2 CO-LIVING ACCOMMODATION 
5.2.1 There have been proposals across London for co-living schemes and a policy is 

included in the London Plan. While there hasn’t been any large scale co-living 
scheme in the Borough, the Council has included co-living accommodation in 
formulating its housing policies.  

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 

5.2.2 Paragraph 62 of the NPPF already introduced earlier in the document includes 
the need for “the size, type and tenure of housing needed for different groups in 
the community [to] be assessed and reflected in planning policies (including, but 
not limited to, those who require affordable housing, families with children, older 
people, students, people with disabilities, service families, travellers, people who 
rent their homes and people wishing to commission or build their own homes). 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): HOUSING NEEDS OF 
DIFFERENT GROUPS 

5.2.3 The NPPG on the housing needs of different groups provides further guidance on 
addressing the need for different types of housing. However, it does not provide 
detailed guidance on co-living accommodation. 

REGIONAL 

THE LONDON PLAN 

5.2.4 The London Plan also contains a policy on large-scale purpose-built shared living 
(Policy H16) – a type of housing not addressed in the existing Local Plan. 
 
Policy H16 Large-scale purpose-built shared living 
 
A Large-scale purpose-built shared living development21 must meet the  
following criteria: 
 

1) it is of good quality and design 
2) it contributes towards mixed and inclusive neighbourhoods 
3) it is located in an area well-connected to local services and employment 

by walking, cycling and public transport, and its design does not contribute 
to car dependency 

4) it is under single management 
5) its units are all for rent with minimum tenancy lengths of no less than three 

months 
6) communal facilities and services are provided that are sufficient to meet 

 
21 Large-scale purpose-built shared living developments are sui generis 

https://www.gov.uk/guidance/housing-needs-of-different-groups
https://www.gov.uk/guidance/housing-needs-of-different-groups
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the requirements of the intended number of residents and offer at least: 
a. convenient access to a communal kitchen 
b. outside communal amenity space (roof terrace and/or garden) 
c. internal communal amenity space (dining rooms, lounges) 
d. laundry and drying facilities 
e. a concierge 
f. bedding and linen changing and/or room cleaning services. 

7) the private units provide adequate functional living space and layout, and 
are not self-contained homes or capable of being used as self-contained 
homes 

8) a management plan is provided with the application 
9) it delivers a cash in lieu contribution towards conventional C3 affordable 

housing. Boroughs should seek this contribution for the provision of new 
C3 off-site affordable housing as either an: 
a. upfront cash in lieu payment to the local authority, or 
b. in perpetuity annual payment to the local authority 

 
10) In both cases developments are expected to provide a contribution that is 

equivalent to 35 per cent of the units, or 50 per cent where the 
development is on public sector land or industrial land appropriate for 
residential uses in accordance with Policy E7 Industrial intensification, co-
location and substitution, to be provided at a discount of 50 per cent of 
the market rent. All large-scale purpose-built shared living schemes will 
be subject to the Viability Tested Route set out in Policy H5 Threshold 
approach to applications, however, developments which provide a 
contribution equal to 35 per cent of the units at a discount of 50 per cent 
of the market rent will not be subject to a Late Stage Viability Review. 

LOCAL 

EXISTING LOCAL PLAN POLICY 

5.2.5 This type of housing is not addressed in the existing Local Plan. 

SUMMARY 
 

Date Document Organisation 
Jul. 2021 National Planning Policy Framework (NPPF) MHCLG 

Jul. 2019 NPPG Housing needs of different groups MHCLG 

Mar. 2021 The London Plan Mayor of London 

Aug. 2017 Affordable Housing and Viability SPG Mayor of London 

  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/guidance/housing-needs-of-different-groups
http://www.london.gov.uk/priorities/planning/london-plan
https://www.london.gov.uk/sites/default/files/ah_viability_spg_20170816.pdf
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5.3 STUDENT HOUSING 
5.3.1 Given the Borough is home to Imperial College and other higher educational 

institutes, it has considered the need for student accommodation in formulating 
the NLPR and provided a policy framework for such applications.  

LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 

5.3.2 Paragraph 62 (already set out above) of the NPPF sets out that there is a need 
for Local Planning Authorities to assess the housing size, type and tenure needed 
for different groups in the community including students. 

5.3.3 Paragraph 65 of the NPPF sets out that sites or proposed developments that 
provide specialist accommodation for a group of people with specific needs (such 
as purpose-built accommodation for students) are exempted from the 10% 
affordable home ownership requirement. 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): HOUSING NEEDS OF 
DIFFERENT GROUPS 

5.3.4 The PPG requires plan-making authorities to assess the need for housing of 
different groups and reflect this in planning policies. Paragraph 4 addresses how 
student housing needs can be assessed:  
 
Strategic policy-making authorities need to plan for sufficient student 
accommodation whether it consists of communal halls of residence or self-
contained dwellings, and whether or not it is on campus. Encouraging more 
dedicated student accommodation may provide low cost housing that takes 
pressure off the private rented sector and increases the overall housing stock. 
Strategic policy-making authorities are encouraged to consider options which 
would support both the needs of the student population as well as local residents 
before imposing caps or restrictions on students living outside university-provided 
accommodation. Local Planning Authorities will also need to engage with 
universities and other higher educational establishments to ensure they 
understand their student accommodation requirements in their area. 

REGIONAL 

THE LONDON PLAN 

5.3.5 The housing need of students in London, whether in Purpose-Built Student 
Accommodation (PBSA) or shared conventional housing is an element of the 
overall housing need for London determined in the 2017 SHMA. The completion 
of new PBSA contributes to meeting London’s overall housing need. The Mayor’s 
has established an overall strategic requirement for PBSA of 3,500 PBSA bed 
spaces to be provided annually over the London Plan period. However, this is not 
broken down into borough-level targets. 

https://www.gov.uk/guidance/housing-needs-of-different-groups
https://www.gov.uk/guidance/housing-needs-of-different-groups
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5.3.6 The London Plan has a dedicated policy on student housing: Policy H15 Purpose-
built student accommodation. 

5.3.7 Part A of the Policy states the boroughs should address the local and strategic 
need for purpose built student accommodation with some provisions such as 
contributing to a mixed and inclusive neighbourhood, securing the 
accommodation for students, with the majority of bedrooms in the development 
secured through a nomination agreement for occupation by students of one or 
more higher education provider. The supporting text of the Policy, Paragraph 
4.15.3,  provides the definition of nomination agreement: when the student not 
operated directly by a higher education provider, the development must have an 
agreement in place from initial occupation with one or more higher education 
providers, to provide housing for its students, and to commit to having such an 
agreement for as long the development is used for student accommodation.  

5.3.8 The accommodation should also provide adequate functional living space and 
layout. 

5.3.9 Part A 4) Sets out the affordable housing policy i.e. 35 per cent of affordable 
student accommodation or 50 per cent on public land or industrial land 
appropriate for industrial land in order to follow the Fast Track Route. If not met, 
the Viability Tested Route is to be followed. Also sets out how the affordable 
student accommodation bedroom is to be allocated. Paragraph 4.15.8 sets out 
what qualifies as affordable student accommodation: PSBA that is provided at a 
rental cost for the academic year equal to or below 55 per cent of the maximum 
income that a new full-time student studying in London and living away from 
home could receive from the Government’s maintenance loan for living costs for 
that academic year. This amount is defined by the Mayor’s in the Annual 
Monitoring Report.  

5.3.10 Part B of the Policy further encourages boroughs to support the development of 
student accommodation in locations well-connected to local services. 

5.3.11 Policy H1 sets out that net non-self contained accommodation for students should 
count towards meeting housing targets on the basis of a 2.5:11 ratio, with two and 
a half bedrooms/units being counted as a single home.  

LOCAL 

EXISTING LOCAL PLAN POLICY 

5.3.12 The Local Plan policy on student housing is set out in criteria f. and g. of Policy 
CH4: Specific Housing Needs:  
 
Policy CH4: Specific Housing Needs 
 
The Council will ensure that new housing development meets the housing needs 
of a range of specific groups.   
 
To deliver this the Council will: 
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f. require student housing to not compromise the provision of general housing;  
 
g. require purpose built student accommodation to have an undertaking with a 
specified academic institution(s) that specifies that the accommodation will be 
occupied by students of that institution(s); 
 

SUMMARY 
 

Date Document Organisation 
Jul 2021 National Planning Policy Framework (NPPF) MHCLG 

May 2021 NPPG Housing needs of different groups MHCLG 

Mar 2021 The London Plan Mayor of London 
 

  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/guidance/housing-needs-of-different-groups
http://www.london.gov.uk/priorities/planning/london-plan
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5.4 EVIDENCE BASE 
BUILD TO RENT 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA)  

5.4.1 Build to rent is covered in paragraphs 5.26 to 5.39 of the LHNA, September 2022. 

5.4.2 There are 82,734 BtR London homes either built, under construction or at the 
planning stage, making up 43% of all purpose-built private developments in 
Lonodn. However, there are currently no BtR schemes in RBKC which makes 
assessing their role and value difficult. However, there are a few in the planning 
pipeline.   

5.4.3 Rent levels (LHNA para 5.31) tend to be around 11% higher that PRS median 
rents (noting that these charges pay for the amenities noted above as well as the 
rents), which implies that monthly rents could be (Figure 5.3 of the LHNA): 
 
• Studio - £1,443 pm 
• 1 bed - £2,092 pm 
• 2 bed - £2,983 
• 3 bed - £4,649 pm 
• 4 plus bed - £7,937 

5.4.4 The LHNA researched whether these standard rents would be affordable to key 
workers in RBKC (putting aside the 20%+ tranche of such developments that are 
earmarked for truly affordable rents as per national policy). The assessment is 
that even the best paid key worker households would be unable to afford even 
the smallest BtR property without spending more that 40% of their incomes. 

5.4.5 The view of the authority, which the LHNA considered to be justified given the 
shortage of affordable and sub-market rented accommodation, is that 35% of 
units in a scheme should be Community Housing (under the terms of the 
authority’s Community Housing Supplementary Planning Document).  Within 
these, schemes should provide at least 30% Discounted Market Rent Homes at 
an equivalent rent to London Living Rent, with the other 70% provided at a range 
of genuinely affordable rents, preferably social rents.  It should be noted that the 
London Plan required Discounted Market Rents to be at London Living Rents, 
and that the other 70% should be at genuinely affordable rents (Policy H11) 

5.4.6 All social housing providers interviewed as part of the research did not think BtR 
was viable in RBKC. 

5.4.7 Paragraph 5.39 of the LHNA, September 2022 concludes “The PPG on Build to 
Rent states that ‘As part of the plan making process, local planning authorities 
should use a local housing need assessment to take account of the need for a 
range of housing types and tenures in their area including provisions for those 
who wish to rent’63 (our emphasis). Given that the private rented sector already 
is the largest single tenure in the borough, controlling 44% of stock, and given 
that (as shown above) Build to Rent is unlikely to contribute to meeting the 
housing needs of key workers and others requiring affordable housing, the 
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product seems to fail on all counts as a suitable planning policy priority for the 
authority.” 

VIABILITY OF DISCOUNTED MARKET RENT IN BUILD TO RENT SCHEMES 
(RBKC LOCAL PLAN: VIABILITY STUDY) 

5.4.8 The viability of Build to Rent schemes is more challenging in Kensington and 
Chelsea than build for sale schemes. Nevertheless, the Local Plan Viability Study 
indicates that in most parts of the Borough, schemes should be able to viably 
provide 35% discounted market rent housing, let at rents not exceeding London 
Affordable Rents and London Living Rents. The rental split of the discounted 
market rent units could mirror the Borough’s wider tenure split of 70% London 
Affordable Rent and 30% London Living Rent.  

CO-LIVING ACCOMMODATION 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA) 

5.4.9 Co-living accommodation is covered in paragraphs 5.40 to 5.46 of the LHNA, 
September 2022. 

5.4.10 There has been increasing interest in developing large-scale purpose-built shared 
living schemes, in London (and elsewhere) also known as ‘co-living’. The LHNA 
notes that they are essentially hotel rooms with added amenities with room 
standards as low as 14 sqm and lettings are on a licence basis, with letting 
periods as short as a week. Build to rent is covered in paragraphs 5.26 to 5.39 of 
the LHNA, September 2022. 

5.4.11 The developments are run commercially and tend to specialise in short-term 
tenancies for younger, smaller, child-free households and are aimed at young 
professionals seeking a certain lifestyle. 

5.4.12 The London Plan Policy H16 seeks to improve security of tenure by requiring a 
minimum tenancy period of 3 months but does not require any on-site affordable 
housing element. 

5.4.13 There are none in RBKC at present. In existing London schemes rents start at 
£1,085 per month and range to £1,647 depending on the size of the room / 
studio. 

5.4.14 The LHNA has looked at rent levels and concludes that “It seems unlikely that co-
living schemes would meet the needs of those on lower incomes requiring 
affordable or at least reasonably sub-market rents. If one compares the salaries 
of key workers in table 5.1 with the rent for a premium studio in the Collective it 
seems clear that none could afford it. Police officers and firefighters could afford 
an ‘essential’ studio, but it does not seem that these are the client groups likely to 
be attracted to co-living. It does not appear that encouraging co-living schemes in 
RBKC will help to meet housing need.” 
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VIABILITY OF AFFORDABLE HOUSING CONTRBUTIONS ON CO-LIVING 
SCHEMES (RBKC LOCAL PLAN: VIABILITY STUDY) 

5.4.15 The Local Plan Viability Study (paragraph 6.29) indicates that co-living schemes 
will tend to come forward on lower values sites so that rents can be kept to levels 
that are affordable to young professionals. In Kensington & Chelsea, it is unlikely 
that co-living schemes would come forward in the higher values parts of the 
Borough.  In CIL zones F and H, testing indicates that co-living schemes would 
absorb affordable housing at between 20% and 30% of units (see the results for 
typologies 28, 29 and 30 in Table 6.3.7 which relate to co-living schemes) but 
higher proportions of affordable housing could be secured in other parts of the 
Borough. 

5.4.16 The London Plan Policy is to seek a payment in lieu on such sites. The GLA do 
not consider it appropriate to seek co-living rooms at discounted rents. This type 
of accommodation is not considered suitable for those in need of community 
housing. The viability study notes that the Council would need to devise an 
approach that converts a payment in lieu of 35% ‘affordable’ co-living units into a 
quantum of self-contained units, which may therefore be lower than 35% on a unit 
basis. 

5.4.17 The Council is therefore seeking 35% co-living rooms as community housing and 
will apply a ratio of 1.8 to calculate the equivalent self-contained homes. These 
are preferred to be on-site but an equivalent payment in lieu can be taken using 
the approach to two financial viability assessments set out in Policy HO3. 

STUDENT HOUSING 

LOCAL HOUSING NEEDS ASSESSMENT (LHNA) 

5.4.18 Student accommodation is covered in paragraphs 5.52 to 5.76 of the LHNA, 
September 2022. 

5.4.19 There are around 34,000 students at the main higher and further education 
institutions in RBKC.  Imperial College is the largest single one, with nearly 
20,000 students 

5.4.20 Over half – 56% - are overseas students, and 43% are postgraduates.  These two 
groups are more likely to be able to access more expensive and larger private 
rented accommodation than undergraduates (see para 5.54 of the LHNA). 

5.4.21 The only University-specific purpose-built student accommodate (PBSA) in RBKC 
is that owned by Imperial College.  They own 1,069 units in halls of residence 
inside the borough, plus another 1,774 in other parts of West London.  Rents 
range from £112 to £316 per week (para 5.61, LHNA). 

5.4.22 The vast majority of students will be expected to find their own accommodation, 
mainly in the PRS.  Given the high rents in RBKC, the vast majority will reside 
outside RBKC. 

5.4.23 While initially Imperial had informed the consultants undertaking the LHNA that 
they did not need any further PBSA in the Borough their response to the 
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Regulation 18 consultation indicated a need for 1,500 bed spaces. This has been 
considered in the addendum to the LHNA, October 2022. 

5.4.24 The LHNA addendum states that  

“Imperial also note in their response that they have about 700 student bedspaces 
within the Borough within South Kensington including Evelyn Gardens and 
Pembridge Gardens. Imperial College comment that the policy should be 
amended to allow the University to dispose of such accommodation as required 
and allow conversion to self-contained C3 use class residential accommodation. 

Given the need Imperial College themselves have identified for 1,500 student 
bedspaces it would run counter to that need to release the existing 
accommodation. 

As evident in the LHNA, there is an overwhelming need for all types of homes in 
the Borough and in particular for affordable homes. While Imperial College may 
have aspirations to provide for a further 1,500 bed spaces of student 
accommodation in the Borough it will be a policy judgement to balance this need 
against other needs given the lack of available land for development with very 
limited opportunity if any for new purpose built student accommodation in the 
Borough. Clearly, Imperial College themselves are a big land owner and they may 
be able to accommodate some of this need on land that they own in the Borough. 
They may also look to refurbish the accommodation that they already own to 
meet some of this student accommodation need. 

Imperial has opportunities outside but close to the Borough. As well as the White 
City campus – which currently has accommodation capacity for 606 graduates, as 
well as 59 Imperial key worker apartments and 27 double rooms – Imperial has a 
major student residential presence in North Acton, with 2,050 undergraduate 
dwellings, and 85 key worker flats. 

Of even more significance, also in North Acton, the planned 1 Portal Way 
development currently includes provision for 1,325 residences in eight blocks. 
This includes plans for Buy to Rent, key worker and Co-Living accommodation. 
Although the plans at this stage do not include student accommodation, the long-
term nature of the development and phased approach would allow for additional 
student accommodation to be developed. We suggest that this is far more 
appropriate than seeking to build in RBKC.” 

5.4.25 The NLPR protects existing student accommodation and provides the framework 
to ensure any new PBSA maximise the provision of affordable student 
accommodation. This will enable Imperial College to bring forward a scheme in 
the Borough which will be assessed on its own merits and in accordance with 
other land use policies. 

SUMMARY 
 

Date Document Organisation 
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Date Document Organisation 
Sep. 2022 Local Housing Needs Assessment for the Royal 

Borough of Kensington and Chelsea 
Cobweb 
Consulting 

Sep. 2022 RBKC Local Plan: Viability Study RBKC 
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5.5 OPTIONS, CONSULTATION AND INTEGRATED IMPACT 
ASSESSMENT (IIA) 

5.5.1 As set out in section 2.4 above.  

BUILD TO RENT 

5.5.2 The options and alternatives considered under Policy HO6 for Build to Rent are: 
 

Option Status Reason 
1 Support BtR schemes 

based on the findings 
of the LHNA. However, 
large scale BtR 
schemes will not be 
supported on our 
Opportunity Area sites. 

Preferred 
Option 

Our LHNA shows that BtR 
properties generally have 
higher rents. Therefore, 
while they may serve a 
need, they will for example 
be unaffordable to key 
workers. Given the need for 
Opportunity Area sites to 
contribute to meeting the 
Borough’s housing needs 
these sites should provide a 
variety of products. 
 
This would allow BtR 
schemes as part of the mix 
of homes in the Borough. 

2 Require a range of 
community housing 
products from BtR 
schemes. 

Preferred 
Option 

The initial LHNA findings 
show that even the best 
paid key worker households 
would be unable to afford 
even the smallest BTR 
property without spending 
more than 40% of their 
income. Therefore, such 
schemes must also provide 
community housing 
products. 
 
BtR schemes would also be 
required to provide much 
needed community homes. 
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CO-LIVING ACCOMMODATION 

5.5.3 The options and alternatives considered under HO6 for co-living 
accommodation are:  
 
Option Status Reason 
1 Co-living 

accommodation – could 
be supported if further 
work shows there is a 
need/demand for them 
in the Borough.  

Reasonable 
alternative 

The LHNA shows that the 
lowest co-living rents may 
be affordable to the best 
paid keyworkers such as 
nurses and teachers. 
However, given the limited 
number of sites in the 
Borough and the 
overwhelming need for 
general and community 
housing, this is not a 
product that will be implicitly 
supported. 

2 Co-living will not be 
supported.  

Preferred 
option 

As outlined above, there is 
an overwhelming need for 
general and community 
housing in the borough. 
Therefore, co-living 
schemes will not be 
supported. 
 

STUDENT HOUSING 

5.5.4 The options and alternatives considered under Policy HO6 for student housing 
are: 

 
Option Status Reason 
1 Allow student 

accommodation to 
change to other types 
of shared living 
accommodation such 
as HMOs. 

Preferred 
option 

The LHNA is not showing a 
need for more student 
housing in the Borough. 
We need to recognise that if 
a higher education 
institution has surplus 
student accommodation in 
the Borough, it could be 
usefully changed to other 
forms of non-self contained 
accommodation. Continue 
to provide same/similar 
number of non-self 
contained accommodation. 

2 Allow student 
accommodation to 

Reasonable 
alternative 

The Borough has a need for 
more homes. However, the 



 

84 
 

Option Status Reason 
change to self-
contained homes, 
where it is 
demonstrated it is 
surplus to requirement 
of the higher education 
institution.  

existing student 
accommodation will be 
counted as a loss. Will help 
meet general housing need 
but could end up losing 
some numbers of housing 
stock 

3 Support proposals for 
new student housing 
only where they do not 
compromise the 
provision of general 
housing and create 
mixed and balanced 
communities. 

Preferred 
option 

The first part is our existing 
policy which recognises that 
student housing can be 
dispersed to accessible 
locations around London. It 
is also important to stress 
that where built student 
housing should create 
mixed and balanced 
communities. 
 
Prioritising general market 
housing for which there is 
greater need. 

4 Support proposals for 
new student housing 
only where linked with 
a higher education 
institution located in the 
Borough. 

Preferred 
option 

This will enable new student 
accommodation to meet the 
needs of local institutions. 
 
Ensures it meets local 
needs. 

5 Require all bedrooms 
in purpose built student 
accommodation to be 
affordable as defined in 
the London Plan22. 

Reasonable 
alternative 

Ensure only affordable new 
student accommodation is 
built in the Borough. (This 
will need further viability 
testing). 
 
Would only allow new 
student housing where it is 
affordable. 

6 Require maximum 
level of bedrooms in 
purpose built student 
accommodation to be 
affordable as per 
London Plan Policy 
H15. 

Preferred 
option 

Ensure maximum viable 
affordable new student 
accommodation is built in 
the Borough. 
 
Will seek to maximise 
affordable student housing 

 
22 The definition of affordable student accommodation is a PBSA bedroom that is provided at a rental cost for 
the academic year equal to or below 55 per cent of the maximum income that a new full-time student studying 
in London and living away from home could receive from the Government’s maintenance loan for living costs 
for that academic year. (London Plan 2021, paragraph 4.15.8) 
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Option Status Reason 
from such developments. 
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5.6 PUBLICATION POLICY 
5.6.1 Following consideration of the options presented above, consultation and 

reasonable alternatives. Policy HO6: Other Housing Products is proposed as 
follows.  
 

HO6: Other Housing Products  

Build to Rent 

A. Build to Rent schemes are not supported in the Borough. However, if 
such a scheme comes forward, the Council will seek community housing 
as London Affordable Rents and London Living Rents as per Policy 
HO3. 

Co-living 

B. Co-living schemes are not supported in the Borough. Where such a 
scheme comes forward, the Council will seek 35 per cent on-site 
community housing. A 1.8 ratio23 will be applied to the proportion of 
community co-living rooms to calculate the equivalent number of self-
contained on-site community housing. 

Student Housing 

C. Protect existing student accommodation unless the change is to another 
type of low cost shared living accommodation such as HMOs. 

D. Require PBSA to have an undertaking with a specified higher education 
provider(s) that specifies that the accommodation will be occupied by 
students of that higher education provider(s). 

E. Maximum level of accommodation will be secured as affordable student 
accommodation as defined in the London Plan H15. Policy HO3 will be 
applied to such developments to secure the affordable element. 

5.7 PROPOSALS MAP 
5.7.1 No changes are required to be made to the Proposals Map.  

5.8 DUTY TO COOPERATE AND STRATEGIC ISSUES 
5.8.1 As set out in section 2.7 above. 
 

 
23 As per the Government’s Housing Delivery Test rule book for non self-contained accommodation or any 
update if the ratio is changed 
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6. POLICY HO7: ESTATE RENEWAL 
6.1 INTRODUCTION 
6.1.1 Following the Grenfell Tower tragedy the Council made a commitment to end 

wholesale estate regeneration in the Borough on the estates that it owns. The 
Council stands by this commitment. Nevertheless, a planning policy is required to 
determine planning applications for estate renewal on estates under the 
ownership of Registered Providers. 

6.2 LEGISLATION, POLICY AND GUIDANCE CONTEXT 
NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK 

6.2.1 Section 8 Promoting healthy and safe communities of NPPF states at paragraph 
94 that “Planning policies and decisions should consider the social, economic and 
environmental benefits of estate regeneration. Local planning authorities should 
use their planning powers to help deliver estate regeneration to a high standard.” 

REGIONAL 

THE LONDON PLAN 

6.2.2 London Plan Policy H8 Loss of existing housing and estate redevelopment Parts 
C, D and E concern the redevelopment of social estates. 

6.2.3 Part C of Policy H8 states that, “Before considering the demolition and 
replacement of affordable homes, boroughs, housing associations and their 
partners should always consider alternative options first. They should balance the 
potential benefits of demolition and rebuilding of homes against the wider social 
and environmental impacts and consider the availability of Mayoral funding and 
any conditions attached to that funding.” 

6.2.4 In addition, Part D states that, “Demolition of affordable housing, including where 
it is part of an estate redevelopment programme, should not be permitted unless 
it is replaced by an equivalent amount of affordable housing floorspace.” There is 
a further requirement to provide social rent housing where the affordable housing 
that is replacing social rent housing where it is facilitating a right of return. 
Otherwise, it may be provided as either social rent of London Affordable Rent. 
Finally, “replacement affordable housing should be integrated into the 
development to ensure mixed and inclusive communities”. 

6.2.5 Part E of the Policy further states that, “all development proposals that include the 
demolition and replacement of affordable housing are required to follow the 
Viability Tested Route and should seek to provide an uplift in affordable housing 
in addition to the replacement affordable housing floorspace.” 

6.2.6 Paragraph 4.8.6 of the London Plan requires that estate regeneration project “are 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
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delivered with existing and new residents and communities in mind. All proposals 
for such schemes should take account of the requirements of the Mayor’s Good 
Practice Guide to Estate Regeneration (2018) and the requirement for a ballot of 
residents when accessing Mayoral funding for schemes that involve demolition.” 

THE MAYOR’S GOOD PR ACTICE GUIDE TO ESTATE REGENER ATION 

6.2.7 The Mayor’s Good Practice Guide to Estate Regeneration provides detailed 
guidance for assessing appropriate approaches to estate regeneration. In 
particular, only once the objectives of an estate regeneration scheme have been 
formulated in consultation with residents, should the physical interventions 
required to achieve them be considered. 

LOCAL 

GRENFELL RECOVERY STRATEGY, JANUARY 2019 

6.2.8 The document sets out the plans for the next three years of the Grenfell Recovery 
programme from April 2021 to March 2024. 

HOUSING STRATEGY 2019-2022 

6.2.9 The Council’s Housing Strategy sets out its ambition to support mixed 
communities to thrive and to provide service that meet the needs and aspirations 
of the residents. The Strategy explains that the Council has shifted its focus from 
regeneration and redevelopment of existing estates to building homes on new 
sites.  

6.2.10 To achieve this, six strategic priorities are set for up to 2022 and are supported by 
a clear action plan: 

• Supporting Grenfell survivors 

• Leading the way on health and safety 

• Increasing the supply of genuinely affordable housing 

• Delivering resident-centred services 

• Improving the quality and environmental sustainability of housing 

• Supporting vulnerable residents and tackling and preventing homelessness 

EXISTING LOCAL PLAN POLICY 

6.2.11 Within Chapter 23 of the existing Local Plan, Policy CH4: Estate Renewal sets 
out the relevant policy.  
 
Policy CH5: Estate Renewal  
 
The Council will require that where the redevelopment of social rented housing 
estates is proposed, a compelling case is demonstrated that the long term 
benefits outweigh the considerable uncertainty and disruption such projects will 
cause.  

https://www.london.gov.uk/sites/default/files/better-homes-for-local-people-the-mayors-good-practice-guide-to-estate-regeneration.pdf
https://www.rbkc.gov.uk/media/document/grenfell-recovery-strategy
https://www.rbkc.gov.uk/media/document/housing-strategy-2019-2022
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To deliver this the Council will:  
 
a. require the maximum reasonable amount of affordable housing, with the 
minimum being no net loss of existing social rented provision;  
 
b. require a guarantee that all existing tenants have an opportunity of a home that 
meets their needs, with those wishing to stay in the neighbourhood being able to 
do so;  
 
c. require that the mix of house sizes for the re-provided social rented housing will 
be determined by the housing needs of the tenants of the estate and by the 
housing needs of the borough, at the time that an application is submitted;  
 
d. require that where estate renewal is being funded through the provision of 
private housing or other commercial development, schemes must be supported 
by a financial appraisal;  
 
e. recognise that cross subsidy between estates may also be required where 
proposals involve several estates. The principles set out above for one estate 
would be applied to two or more estates, taken as a whole. 
 

COMMUNITY HOUSING SPD 

6.2.12 The SPD provides guidance and reiterated that the Council’s commitment to end 
estate regeneration remains. It provide guidance on London Plan policy to ensure 
that any loss of social rent homes to be re-provided as social rent. In line with 
Part E of London Plan Policy H8, the Council requires a viability assessment 
where a net loss of affordable housing is proposed. The minimum expectation is 
re-provision of the existing floorspace and units and that the Council will seek an 
uplift in the provision. 

SUMMARY 
 

Date Document Organisation 
Jul 2021 National Planning Policy Framework (NPPF) MHCLG 

Mar 2021 The London Plan Mayor of London 

Feb 2018 The Mayor’s Good Practice Guide to Estate 
Regeneration Mayor of London 

Sep 2020 Housing Strategy 2019-2022 RBKC 

Jun 2020 Community Housing SPD RBKC 
 

  

https://www.rbkc.gov.uk/sites/default/files/atoms/files/Community%20Housing%20Supplementary%20Planning%20Document%20%28SPD%29.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
http://www.london.gov.uk/priorities/planning/london-plan
https://www.london.gov.uk/sites/default/files/better-homes-for-local-people-the-mayors-good-practice-guide-to-estate-regeneration.pdf
https://www.london.gov.uk/sites/default/files/better-homes-for-local-people-the-mayors-good-practice-guide-to-estate-regeneration.pdf
https://www.rbkc.gov.uk/media/document/housing-strategy-2019-2022
https://www.rbkc.gov.uk/sites/default/files/atoms/files/Community%20Housing%20Supplementary%20Planning%20Document%20%28SPD%29.pdf
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6.3 EVIDENCE BASE 
6.3.1 Following the Grenfell Tower tragedy, the Council made a commitment to end 

estate regeneration on Council owned estates. This commitment continues in the 
NLPR.  

6.3.2 As outlined under the evidence base for Policy HO3, there is a pressing need for 
more community homes in the Borough. As of November 2021, there were 3,227 
households on the Council’s housing register and 2,167 households in temporary 
accommodation. The greatest need is for social rented accommodation (at 38% 
of the borough’s affordable housing need). 

6.3.3 The NLPR policy largely retains the existing Policy CH5 in the Local Plan 2019. 
However, changes are made to this policy to include a reference to the Circular 
Economy principle as this is very relevant to estate renewal proposals. It 
reinforces the existing requirement that a compelling case must be demonstrated 
that the long term benefits will outweigh the considerable uncertainty and 
disruption such projects will cause. 

6.3.4 The policy includes a requirement to co-design such schemes with the community 
which is linked to the Council’s charter of public participation. The policy 
strengthens the requirements to Replacement housing on a like for like basis and 
seek additionality of community homes. It also seeks to minimise the disruption in 
any proposals by taking a Circular Economy approach. 
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6.4 OPTIONS, CONSULTATION AND INTEGRATED IMPACT 
ASSESSMENT (IIA) 

6.4.1 As set out in section 2.4 above.  

6.4.2 The options and alternatives considered are:  
 
Option Status Reason 

1 

Retain most of the 
existing Policy CH5 on 
estate renewal including 
the guarantee that all 
existing tenants have an 
opportunity of a home 
that meets their needs, 
with those wishing to stay 
in the neighbourhood 
being able to do so. 
Include the following 
option/s.  

Preferred 
option 

The policy seems fit for 
purpose to provide the 
planning framework for any 
RP estate renewal proposal 
that comes forward. This 
option was supported in 
consultation. There will be a 
planning policy framework for 
estate renewal proposals to 
assess RP estate renewal 
projects if any come forward. 

2 

Retaining existing 
buildings and improving 
them should be 
considered first before 
proposals of demolition. 
As per existing policy a 
compelling case will be 
required for the long term 
benefits to weigh against 
the considerable 
disruption and uncertainty 
such projects will cause. 

Preferred 
option 

There can be potential social 
benefits in doing so causing 
the least disruption to people 
who live on housing estates. 
This approach will also have 
environmental benefits linked 
with the circular economy 
principles mentioned in 
section 6. The Mayor of 
London supports mandatory 
ballots24 for estate 
regeneration and has made it 
a condition where his funding 
is sought. It will support 
retention first and demolition 
only once this has been 
considered and for robust 
reasons as stated. 

3 

Community housing 
should be replaced by at 
least an equivalent 
number of homes and 
floorspace. Such 
schemes should be 
looking at additionality of 

Preferred 
option 

This would have wider 
community benefits for the 
estate and the Borough as 
there is pressing need for 
more community housing in 
the Borough. It would enable 
no loss of community housing 

 
24 Better Homes for Local People, the Mayor’s Good Practice Guide to Estate Regeneration, February 2018 
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Option Status Reason 
community housing. and potentially an increase. 

4 

Community housing 
should be replaced on a 
like for like basis i.e. 
social rented with social 
rented. There should be 
no loss of social rented 
homes. 

Preferred 
option 

There is a greater need for 
social rented housing in the 
Borough and this will help 
replace it. Keeps the tenure as 
existing with no loss of social 
rented housing. 

5 

Schemes should be co-
designed with the 
community. 

Preferred 
option 

The Council is committed to 
meaningful engagement. 
While this policy is for RP 
development, the principle of 
co-design is extremely 
important for estate renewal 
schemes. 
 
In addition, it should be noted 
that the Mayor of London 
supports mandatory ballots 
(see footnote below) for estate 
regeneration and has made it 
a condition where his funding 
is sought. 
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6.5 PUBLICATION POLICY 
6.5.1 Following consideration of the options presented above, consultation and 

reasonable alternatives. Policy HO7: Estate Renewal is proposed as follows.  
 

HO7: Estate Renewal  
 
A. For estate renewal proposals, retaining existing buildings and improving 

them in-line with Circular Economy principles must be considered first 
before proposals for any redevelopment. 

B. Where the redevelopment of social rented housing estates is proposed, 
a compelling case must be demonstrated that the long term benefits 
outweigh the considerable uncertainty and disruption such projects will 
cause. 

C. The maximum deliverable amount of affordable housing must be 
provided bearing in mind the criteria in E. and F. below. Such schemes 
must always submit a financial viability assessment. 

D. Estate renewal schemes must be co-designed with the community. 

E. There must be no net loss of existing social rented provision or other 
community housing tenures in terms of units and floorspace. Existing 
tenures of homes must be replaced with like for like tenure i.e. social 
rent with social rent. 

F. Estate renewal schemes must robustly demonstrate consideration to 
provide additional community housing provision both in terms of 
floorspace and units on-site. 

G. A guarantee must be provided that all existing tenants have an 
opportunity of a home that meets their needs, with those wishing to stay 
in the neighbourhood being able to do so. 

H. The mix of house sizes for the re-provided social rented housing will be 
determined by the housing needs of the tenants of the estate and by the 
housing needs of the Borough, at the time that an application is 
submitted. 

I. Recognise that cross subsidy between estates may also be required 
where proposals involve several estates. The principles set out above 
for one estate would be applied to two or more estates, taken as a 
whole. 

6.6 PROPOSALS MAP 
6.6.1 No changes are required to be made to the Proposals Map.  
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6.7 DUTY TO COOPERATE AND STRATEGIC ISSUES 
6.7.1 As set out in section 2.7 above. 
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www.rbkc.gov.uk/planningpolicy 
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