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1. INTRODUCTION 

1.1 LOCAL PLAN PARTIAL REVIEW 

1.1.1 The Council is undertaking a Partial Review of its existing Local Plan to ensure it 
is up-to-date and fit-for-purpose. 

1.1.2 The Local Plan Partial Review covers the topics which have not already been 
subject to recent reviews since the existing Local Plan was adopted by the 
Council in 2010 (then known as the Core Strategy). As part of this, the topic of 
housing needs reviewing. 

1.1.3 This Policy Formulation Report has been written to explain the reasoning behind 
Policy CH1: Increasing Housing Supply of the Draft Policies consultation 
document to a level of detail which cannot be included in that document itself. 

1.2 POLICY CH1: INCREASING HOUSING SUPPLY 

1.2.1 This topic of the Local Plan Partial Review relates primarily to the following 
chapters and policies of the existing Local Plan: 
 
CO6 Strategic Objective for Diversity of Housing 
 
Chapter 35: Housing Diversity 
 
Policy CH1: Housing Targets  
Policy CH2: Housing Diversity 
Policy CH3: Protection of Residential Uses 

1.2.2 The issues which the Council considers the Local Plan Partial Review needs to 
address are housing target and supply, amalgamations and very large units. 
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2. ISSUE: HOUSING TARGET AND SUPPLY, 
AMALGAMATIONS AND VERY LARGE 
UNITS 

2.1 INTRODUCTION 

2.1.1 The existing Local Plan has a strategic objective and the Council needs to 
consider whether this remains appropriate or not. 

2.1.2 The existing Local Plan Policy CH1 was adopted in 2010 and needs to be 
updated to reflect national policy and revised housing target in the London Plan.  

2.2 LEGISLATION, POLICY AND GUIDANCE CONTEXT 

NATIONAL 

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)  

2.2.1 The National Planning Policy Framework (NPPF) provides the overarching 
guidance in preparing Local Plans. Paragraph 151 states that “Local Plans must 
be prepared with the objective of contributing to the achievement of sustainable 
development. To this end, they should be consistent with the principles and 
policies set out in this Framework, including the presumption in favour of 
sustainable development.”  Sustainable development is indeed the golden thread 
running through the NPPF.  

2.2.2 Section 6 of the NPPF deals particularly with delivering a wide choice of high 
quality homes and paragraph 47 of the NPPF aims to ‘boost significantly the 
supply of housing’ by requiring Councils to meet the ‘full, objectively assessed 
needs for market and affordable housing in the housing market area, as far as is 
consistent with the policies set out in this framework including identifying key sites 
which are critical to the delivery of the housing strategy over the plan period;’. To 
demonstrate housing targets will be met, the NPPF requires Local Plans to:  

 “identify and update annually a supply of specific deliverable1 sites sufficient to 
provide five years worth of housing against their housing requirements with an 
additional buffer of 5% (moved forward from later in the plan period) to ensure 
choice and competition in the market for land. Where there has been a record 
of persistent under delivery of housing, local planning authorities should 
increase the buffer to 20% (moved forward from later in the plan period) to 
provide a realistic prospect of achieving the planned supply and to ensure 

                                            
1 To be considered deliverable, sites should be available now, offer a suitable location for development now, 
and be achievable with a realistic prospect that housing will be delivered on the site within five years and in 
particular that development of the site is viable. Sites with planning permission should be considered 
deliverable until permission expires, unless there is clear evidence that schemes will not be implemented 
within five years, for example they will not be viable, there is no longer a demand for the type of units or sites 
have long term phasing plans. 
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choice and competition in the market for land; 

 identify a supply of specific, developable2 sites or broad locations for growth, 
for years 6-10 and, where possible, for years 11-15; 

 for market and affordable housing, illustrate the expected rate of housing 
delivery through a housing trajectory for the plan period and set out a housing 
implementation strategy for the full range of housing describing how they will 
maintain delivery of a five-year supply of housing land to meet their housing 
target; and 

 set out their own approach to housing density to reflect local circumstances.” 

2.2.3 Paragraph 48 states that “Local planning authorities may make an allowance for 
windfall sites in the five-year supply if they have compelling evidence that such 
sites have consistently become available in the local area and will continue to 
provide a reliable source of supply. Any allowance should be realistic having 
regard to the Strategic Housing Land Availability Assessment, historic windfall 
delivery rates and expected future trends, and should not include residential 
gardens.” 

2.2.4 Paragraph 159 of the NPPF states that local planning authorities should have a 
clear understanding of housing needs in their area. They should: 

 prepare a Strategic Housing Market Assessment to assess their full housing 
needs, working with neighbouring authorities where housing market areas 
cross administrative boundaries. The Strategic Housing Market Assessment 
should identify the scale and mix of housing and the range of tenures that the 
local population is likely to need over the plan period which: 

o meets household and population projections, taking account of migration 
and demographic change; 

o addresses the need for all types of housing, including affordable housing 
and the needs of different groups in the community (such as, but not limited 
to, families with children, older people, people with disabilities, service 
families and people wishing to build their own homes);3 and 

o caters for housing demand and the scale of housing supply necessary to 
meet this demand; 

 prepare a Strategic Housing Land Availability Assessment to establish realistic 
assumptions about the availability, suitability and the likely economic viability of 
land to meet the identified need for housing over the plan period. 

                                            
2 To be considered developable, sites should be in a suitable location for housing development and there 
should be a reasonable prospect that the site is available and could be viably developed at the point 
envisaged. 
3 The planning policy for traveller sites sets out how travellers’ accommodation needs should also be 
assessed. 
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NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): HOUSING AND 
ECONOMIC DEVELOPMENT NEEDS ASSESSMENTS 

2.2.5 The NPPG sets out detailed guidance in relation to undertaking Housing and 
Economic Development Needs Assessments4 as part of the evidence for the 
revised Local Plan. The whole section is relevant for the issue of establishing the 
Council’s objectively assessed need. The primary objective of the assessment is 
to “identify the future quantity of housing needed, including a breakdown by type, 

tenure and size;”(Paragraph 2) 

2.2.6 Importantly it states at paragraph 4 that “The assessment of development needs 
is an objective assessment of need based on facts and unbiased evidence. Plan 
makers should not apply constraints to the overall assessment of need, such as 
limitations imposed by the supply of land for new development, historic under 
performance, viability, infrastructure or environmental constraints. However, these 
considerations will need to be addressed when bringing evidence bases together 

to identify specific policies within development plans.” 

2.2.7 The NPPG acknowledges (paragraph 5) that there may not be one single 
definitive approach of establishing future need for housing, but the use of the 
guidance in the NPPG is strongly recommended.  

2.2.8 It also states (paragraph 14) that plan makers should avoid expending significant 
resources on primary research. They should instead look to rely predominantly on 
secondary data (e.g. Census, national surveys) to inform their assessment which 
are identified within the guidance. 

2.2.9 Further guidance is provided on what constitutes a ‘deliverable site’ (paragraph 
31) and ‘developable site’ (paragraph 32) in the context of housing policy. It also 
provides guidance on updating the evidence on five year housing supply 
(paragraph 33). 

REGIONAL 

THE LONDON PLAN 

2.2.10 Through Chapter 3 of the London Plan, the Mayor recognises the pressing need 
for new housing across London to promote opportunity and real choice for 
Londoners. To help boost significantly the supply of housing the London Plan sets 
out the average annual minimum housing supply targets for each Borough until 
2025. These targets are informed by the need for housing as evidenced in the 
GLA’s 2013 Strategic Housing Market Assessment (SHMA) and London’s 
housing land capacity identified through the 2013 Strategic Housing Land 
Availability Assessment (SHLAA). This approach recognises that though there 
are differences in the type, quality and cost of housing across London, complex 
linkages extend between them which mean that for planning purposes, London 
should be treated as a single housing market. 

                                            
4  http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-
assessments/  

http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/the-approach-to-assessing-need/#paragraph_002
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/the-approach-to-assessing-need/#paragraph_004
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/the-approach-to-assessing-need/#paragraph_005
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/methodology-assessing-housing-need/http:/planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/metho
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/stage-5-final-evidence-base/#paragraph_031
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/stage-5-final-evidence-base/#paragraph_032
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/stage-5-final-evidence-base/#paragraph_033
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
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2.2.11 It is estimated that London will require between 49,000 and 62,000 more homes a 
year to meet need depending on whether the need is met within 20 or 10 years 
respectively5. On the supply side, it is recognised that the availability of land is the 
main long term constraint. However, potential capacity for at least 420,000 
additional homes over the next 10 years has been identified. Based on this 
evidence, Policy 3.3 and Table 3.1 of the London Plan set out minimum annual 
housing targets for each Borough, with the minimum annual target for Kensington 
and Chelsea set at 733 net additional dwellings. Boroughs are required to identify 
housing sites to achieve, and where possible exceed their target in view of the 
strategic gap that exists between housing need and supply. 

2.2.12 Finally, in addition to making provision for new homes, the overwhelming need for 
additional housing across London makes it essential to consider the potential of 
the Borough’s existing housing stock to address housing needs and sustain 
existing neighbourhoods. This is reflected in London Plan Policy 3.14B-C which 
requires Boroughs to resist the net loss of housing provision unless it is to be 
replaced at existing or higher densities with at least equivalent floorspace.  

HOUSING SUPPLEMENTARY PLANNING GUIDANCE (SPG) 

2.2.13 The Mayor’s Housing Supplementary Planning Guidance (SPG) is capable of 
being a material consideration in planning decisions and provides additional 
advice on the implementation of the London Plan’s policies.  

2.2.14 The Mayor’s Housing SPG makes it clear that the provision of new housing 
should be undertaken with the proviso to ‘optimise’ rather than simply maximise, 
housing potential. It stresses the importance of good design and taking into 
account public transport capacity and local context and character in doing so. It 
further defines ‘optimisation’ as “developing land to the fullest amount consistent 
with all relevant planning objectives6.” 

2.2.15 The Housing SPG provides detailed guidance on housing density and the use of 
the density matrix in paragraphs 1.3.2 to 1.3.55. Paragraph 1.3.38 is particularly 
relevant to the issue of very large dwellings in the borough and states “Effective 
implementation of the policy to optimise housing output and maximise the 
affordable housing delivery can be compromised by the provision of particularly 
large dwellings, especially in central London. In these circumstances, boroughs 
may consider benchmarking proposals against the unit per hectare density 
ranges provided in the density matrix (Table 3.2) and the minimum space 
standards (Table 3.3) in order to examine the number of dwellings and the 
amount of affordable housing that would normally be sought from schemes 
yielding average sized homes on a particular site or location. This is especially 
the case where proposals would be marginally under the thresholds for 
application of affordable housing policy.” 

                                            
5 Paragraph 28 of the FALP Inspector’s Report 2014 
6 Maccreanor Lavington Architects, Emily Greeves Architects, Graham Harrington. Housing Density Study. 
GLA, 2012 This study was commissioned by the GLA on behalf of the Outer London Commission. It provides 
useful illustrations of the way London Plan Policy 3.4 on optimising development can be implemented in 
different circumstances, taking account of the wide range of considerations encountered in ‘real world’ 
development proposals, and has informed preparation of this SPG.   
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2.2.16 It provides clarity on the ‘central’ setting and states at paragraph 1.3.33 that “the 
‘central’ setting applies generally to locations in or within 800 metres walking 
distance of the Central Activities Zone, an International, Metropolitan or Major 
town centre as listed in the town centre network in Annex 2 of the London Plan. 
Locations in, or within 800 m of a District centre are generally considered to give 
an area an ‘urban’ setting. These extend along main arterial routes and 
substantial parts of the remainder of inner London.”  

2.2.17 On the ‘buy to leave’ issue it states at paragraph 5.1.5 that “London is a global 
city that welcomes international investment. This plays an important role in 
enabling development and economic growth. There is a perception that new build 
dwellings and existing homes in particular areas of London are being purchased 
as investment vehicles and left empty. This perception may be fuelled by the high 
proportion of new build properties being purchased by overseas buyers especially 
in prime London7. However, research shows the majority of new build properties 
sold to international purchasers in prime London are either rented out or lived in 
as main residences8. To ensure new homes are marketed to Londoners in 
London before or at the same time as they are available to buyers from other 
countries, the Mayor has launched a new concordat which has been signed by 
over 50 developers9”. Therefore steps are being taken at the London level to 
address this issue. 

2.2.18 It further provides useful guidance on the issue of amalgamations. Paragraph 
1.2.38 recognises that “In some neighbourhoods, especially in parts of central 
London, de-conversion of a number of smaller units into larger dwellings can 
reduce capacity to meet the requirements of small households. Where there is 
local evidence that the amalgamation of separate flats into larger units is leading 
to the sustained loss of homes, boroughs are encouraged to resist this process in 
line with London Plan Policy 3.14. Further guidance on housing loss and 
conversions is provided in Part 5 of this SPG.” 

2.2.19 Paragraph 5.1.8 states “London Plan Policy 3.14B-C requires boroughs to resist 
the net loss of housing provision, taking into account existing densities, 
floorspace provision and housing tenure. This recognises that there may be 
scope to sustain and, where necessary, increase the overall stock of homes 
through sensitive housing intensification and renewal (Policy 3.3Ee). 
Redevelopment of existing properties may be appropriate where it would provide 
additional housing through higher residential densities. It may also enable 
improvements in housing quality and help to address particular housing needs, 
for example, the requirements of large families or older and vulnerable people.” 

2.2.20 Paragraph 5.1.9 states that “As a minimum, equivalent residential densities and 
floorspace should be provided where existing homes are redeveloped. Subject to 
other policy considerations, higher residential densities are encouraged, 
alongside more generous floorspace provision. As a general rule, floorspace 
provision should be calculated and assessed across a site as a whole. However, 
to address identified housing need, it may be appropriate to require the re-

                                            
7 Savills Word Research, Spotlight: The world in London – capital appreciation, 2013, UK Savills   
8 Savills Word Research, Spotlight: The world in London – capital appreciation, 2013, UK Savills 
9 Mayor of London, Mayoral Concordat on new homes for Londoners, GLA, 2014   
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provision of existing family homes with at least equivalent floorspace in terms of 
units or habitable rooms.”  

2.2.21 Paragraph 5.1.10 states that “Emphasis on resisting the net loss of housing 
should be an important factor when considering proposals to replace or convert a 
number of smaller existing units with very large homes, especially where this 
would not address local housing need. Further guidance on residential 
conversions is provided in Section 1.2. Where larger family sized properties are 
required to address the needs of particular communities (Policy 3.8Bf), housing 
may be re-provided at marginally lower unit densities and the requirements of 
Policy 3.14B should be applied flexibly.” Policy 3.8Bf refers to the needs of 
particular communities with large families which is distinct from the issue of very 
large units in the borough.  

HOMES FOR LONDON, THE LONDON HOUSING STRATEGY 

2.2.22 The Mayor’s Housing Strategy, June 2014 emphasises the challenge in providing 
an increasing number of homes to cater to the growing population of London. It 
notes that over the last ten years the overall level of new housing supply has 
averaged between 20,000 and 25,000 homes per annum. As mentioned above 
the target adopted through the London Plan is to provide 42,000 homes per 
annum. It also notes that the London Plan SHMA 2013 identified a need for 
around 25,600 of new homes per annum to be affordable which equates to 52% 
of the 42,000 homes per annum target. However, the vast majority of new 
affordable homes in London are part funded by public subsidy and any affordable 
housing target must be deliverable in the light of plausible future subsidy levels. 
The London Plan therefore sets a target for an average of 17,000 new affordable 
homes a year over its plan period. 

2.2.23 The overriding aims of the strategy are to increase the supply of housing of all 
tenures and to ensure that these homes better support London’s continued 
economic success. The strategy is not just about supply; policies range from 
improving the existing stock to tackling rough sleeping – but supply is at the heart 
of it, underpinning each of its five key priorities: 

 increasing housing supply to levels not seen since the 1930s; 

 better supporting working Londoners and helping more of them into home 
ownership; 

 improving the private rented sector and promoting new purpose-built and well 
managed private rented housing; 

 pushing for a new, long-term financial settlement for London Government to 
drive housing delivery; and 

 bringing forward land for development and accelerating the pace of housing 
delivery through Housing Zones and the London Housing Bank. 
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LOCAL 

EXISTING LOCAL PLAN POLICY 

2.2.24 The existing Local Plan Strategic Objective for Diversity of Housing is set out 
below. 
CO6 Strategic Objective for Diversity of Housing 
 
Our strategic objective to have a diversity of housing is that at a local level, it will 
cater for a variety of housing needs, and is built for adaptability and to a high 
quality. 
 
Criterion a. of Policy CH1: Housing Targets of the existing Local Plan is relevant 
to this policy formulation report and is set out below. 
 
Policy CH1 Housing Targets 
 
The Council will ensure that sufficient housing sites are allocated in order to 
ensure the housing targets are met. 
 
To deliver this the Council will: 
 
a. make provision for a minimum of 350 net additional dwellings a year until the 
London Plan is replaced (estimated as 2011-12) based on the overall ten year 
housing target of 3,500 net additional units. From adoption of the London Plan the 
Council is planning to make provision for a minimum of 600 net additional 
dwellings a year, until 2027-28, based on the ten year housing target of 6,000 net 
additional units. The exact target will be set through the London Plan process; 
 
Criterion d. and e. of the existing Local Plan Policy CH2 is relevant to this policy 
formulation report and is set out below. 
 
Policy CH2 Housing Diversity 
 
The Council will ensure new housing development is provided so as to further 
refine the grain of the mix of housing across the borough. 
 
To deliver this the Council will, in relation to: 
 
Housing Mix and Type 
 
d. resist development which results in the net loss of five or more residential 
units; 
e. require development that results in the amalgamation of residential units to 
be subject to a s106 agreement to ensure the resultant units are not further 
amalgamated in the future; 
 
Policy CH3: Protection of Residential Uses of the existing Local Plan is relevant 
to this policy formulation report and is set out below. 
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Policy CH3 Protection of Residential Uses 
 
The Council will ensure a net increase in residential accommodation. 
 
To deliver this the Council will: 
 
a. protect market residential use and floorspace except: 
i. in higher order town centres, where the loss is to a town centre use; 
ii. in employment zones, where the loss is to a business use, or other use which 
supports character and function of the zone; 
iii. in a predominantly commercial mews, where its loss is to a business use; 
iv. where the proposal is for a very small office; or 
v. where the proposal is for a new social and community use which 
predominantly serves, or which provides significant benefits, to borough 
residents; or an arts and cultural use; 
 
b. resist the net loss of both social rented and intermediate affordable housing 
floorspace and units throughout the borough; 
 
NOTE: Other policies within the Local Plan set out where the Council will permit 
new residential uses and floorspace. Refer to policy CF3 in relation to introducing 
new residential use at ground floor level within town centres; CK2 in relation to 
loss of shops outside of town centres; CF5 in relation to business uses and in 
relation to new development within employment zones; CF8 in relation to hotels 
and policy CK1 in relation to social and community uses. 

EXISTING UNITARY DEVELOPMENT PLAN (UDP) POLICY 

2.2.25 Extant UDP Policy H17 is relevant to the issue of amalgamations and is set out 
below along with its reasoned justification. 
 
5.5 PROVIDING AND MAINTAINING A WIDE RANGE OF HOUSING  
 
Housing Mix  
 
5.5.1 The mix of accommodation in the Borough should be related to the range in 
household types existing or likely to exist and to deficiencies in the range of 
accommodation. Households are typically smaller than elsewhere in the capital. 
In response to market demand, the private sector already provides a substantial 
proportion of smaller units, mostly through conversion schemes and it is therefore 
important to retain existing provision. A large stock of small residential units is 
also important in order to: maintain the level of population by allowing a more 
intensive use of residential properties; maintain the number of adult households 
who, through their spending power, help support the ancillary services which 
underpin the residential function; and meet the overall housing provision 
envisaged by RPG3. 
 
H17 To resist the loss of existing, small, self-contained flats of one or two 
habitable rooms. 
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SUMMARY 
 

Date Document Organisation 

Mar 2012 National Planning Policy Framework (NPPF)  DCLG 

Mar 2014 
(updated) 

National Planning Practice Guidance (NPPG) 
Housing and Economic Needs Assessments and 
Housing and Economic Land Availability 
Assessment 

DCLG 

Mar 2016 The London Plan Mayor of 
London 

Mar 2016 Housing Supplementary Planning Guidance (SPG) Mayor of 
London 

Jun 2014 Homes for London, The London Housing Strategy Mayor of 
London 

2.3 EVIDENCE BASE 

STRATEGIC HOUSING MARKET ASSESSMENT (SHMA) 

DWELLING STOCK 

2.3.1 The most recent Government data indicates that there were 85,550 dwellings in 
the Borough in 2014. This total has been growing, but at a relatively slow rate 
when compared to its inner London neighbours, with only a 1% increase the last 
six years as shown in Table 1 below. 
 

  
  

Dwelling stock   

2009 2010 2011 2012 2013 2014 

K&C 84,550 84,760 84,800 84,900 84,960 85,550 

H&F 80,990 81,900 82,390 82,860 83,280 83,910 

Westminster 115,050 116,640 118,320 119,250 119,840 120,370 

London 3,308,000 3,336,360 3,358,180 3,383,030 3,404,070 3,427,650 

England 22,694,000 22,839,000 22,976,000 23,111,000 23,236,000 23,372,000 

 
 

  
  

% addition to dwelling stock per annum 

2009-10 2010-11 2011-12 2012-13 2013-14 2009-2014 

K&C 0.25% 0.05% 0.12% 0.07% 0.69% 1.18% 

H&F 1.12% 0.60% 0.57% 0.51% 0.76% 3.61% 

Westminster 1.38% 1.44% 0.79% 0.49% 0.44% 4.62% 

London 0.86% 0.65% 0.74% 0.62% 0.69% 3.62% 

England 0.64% 0.60% 0.59% 0.54% 0.59% 2.99% 

Table 1: Changes to dwelling stock (DCLG Live Tables 100, 122,125)  

2.3.2 The make-up of the dwelling stock in terms of type shows that in comparison with 
neighbouring authorities the Borough has a low proportion of houses (17%) with 
the majority of the stock made up of purpose built and converted flats (79%) 
(Figure 1). This is higher than both the Inner London and London-wide averages.  

http://planningguidance.communities.gov.uk/blog/policy/
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
http://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/supplementary-planning-guidance/housing-supplementary
https://www.london.gov.uk/WHAT-WE-DO/housing-and-land/housing-strategy/mayors-housing-strategy
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Figure 1: Property Types (Source: Census 2011 Table QS402EW)  

2.3.3 Figure 2 compares the proportion of different dwelling types in RBKC from the 
2001 and 2011 Census. The major feature of change is the growth in the 
proportion of purpose built flats, accompanied by a reduction in the number of 
other types of flats i.e. those in converted houses and self-contained bedsits. 

2.3.4 In terms of tenure, the 2011 Census showed that the private rented sector has 
just overtaken owner-occupation as the largest single tenure in RBKC, with both 
housing 36% of households. The social rented sector accounts for a further 25% 
and shared ownership less than 1%. The growth of the private rented sector is a 
pattern reflected across London although the level in RBKC is greater than the 
inner London (31%) and London-wide averages (25%). By contrast the proportion 
of social rented stock is below the inner London average of 35%. 
 

 
Figure 2: Changes in property type over between 2001 and 2011 Census  
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dwelling size. As Figure 3 shows, the Borough has a greater proportion of smaller 
homes than the inner London and London average. Nearly three quarters (72%) 
of the current stock are one and two bedrooms compared to 66% for inner 
London and 54% for the whole of London. Proportionally however, there is also a 
reasonable proportion of large homes (four bed plus) at 11% which is equivalent 
to the inner London average. The Census also highlights that there are 
differences in dwelling size by tenure. For example 40% of the owner occupied 
stock has three beds or more compared to only 20% in each of the social rented 
and private sector rented stock. Approximately half the social rented (47%) and 
private rented (45%) stock is one bed implying a restricted range of household 
sizes that these tenures can potentially house. 
 

 
Figure 3: Dwelling Size  

VACANT DWELLINGS AND SECOND HOMES 

2.3.6 Across London as a whole, residential vacancy rates are generally low as a result 
of the significant demand for housing. Vacancy rates in Kensington and Chelsea 
as in neighbouring inner London Boroughs have fallen as a proportion of total 
stock over the last five years as shown in Figure 4. This overall figure does mask 
a slight increase in vacancy levels in the social rented sector however, this can be 
ascribed to active estate regeneration programmes and should fall as new units 
are completed and occupied. 

2.3.7 In relation to second homes, the 2014 Council Tax Base assesses the number 
and proportion of homes classified as ‘second homes’. The figures for the Royal 
Borough for 2014 showed 8,330 second homes, equivalent to 9.5% of the total 
housing stock. This compares to only 2.4% in Hammersmith and Fulham and 
4.9% in Westminster. Kensington and Chelsea is almost the highest ranked 
Borough in terms of both the number and proportion of second homes with only 
the City of London (at a proportion of 27%) and Cornwall (overall numbers) in 
higher positions. 
 

0%
10%
20%
30%
40%
50%
60%
70%
80%
90%

100%

Kensington and
Chelsea

Hammersmith
& Fulham

Westminster Inner London London England

1 bed 2 beds 3 beds 4 beds 5 or more beds



 

15 
 

 
Figure 4: All vacant dwellings 2004- 2014 

HOUSE PRICES 

2.3.8 Kensington and Chelsea occupies a distinctive position within the overall London 
housing market. Median house prices in the Borough have increased at the 
highest rate in the country since the Local Plan was first adopted (as the Core 
Strategy) in 2010 (60%) leading to highest median house price in England of £1.2 
million in 2014. As Figure 5 below shows, this pattern of increase is exceptional 
even when compared to other inner London Boroughs. 
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Figure 5: Median sale house prices in London in 2014  

2.3.9 The Borough’s high house prices are primarily driven by a lack of supply with the 
availability of land acting as the main constraint.  The 2011 Census shows that 
the Borough has the second highest population density in England and Wales.  
Consequently, land for development is highly sought and the high prices paid are 
reflected in the subsequent value of new homes. The Borough’s existing stock of 
large, character properties, together with the central location, high quality 
amenities also makes the Borough popular with international buyers who further 
drive up prices competing for the limited stock. 

HOUSING NEED 

2.3.10 As set out above, the NPPF requires local planning authorities to identify their full 
objectively assessed needs for market and affordable housing. The OAN is an 
assessment of the amount of additional housing stock required to cater for future 
household growth. Evidence set out in the Borough’s 2015 SHMA identifies an 
objectively assessed need (OAN) of 11,291 dwellings over the period 2015-2035, 
or 575 dwellings per annum. These figures are based on the GLA’s long-term 
migration household projections plus an allowance for vacant dwellings and 
second homes. This is the highest projection in relation to the other potential 
scenarios of household growth set out in the SHMA (based on the DCLG 2012 
household projections and the GLA short term migration scenario) but are 
assessed as the most realistic for using the longer term migration trend data 
determined at London-level. 

2.3.11 An additional factor to be taken into account when determining the OAN is market 
signals such as prices, affordability and overcrowding which could indicate 
additional demand. It has already been shown above that the Borough’s house 
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prices are the highest in the country by some margin, with rents also high to 
generate the returns which property owners require. Affordability ratios comparing 
median sale prices and median earnings have increased from 2.5 times the 
national average in 2003 to five times that average in 2013. In terms of 
overcrowding, despite the high prices and rents, there is less overcrowding in 
Kensington and Chelsea than in neighbouring authorities and only marginally 
more than the England average.  Furthermore, there are also indications of under 
occupation within the owner occupied stock. 

2.3.12 The key message from these signals is that the housing market in the Borough is 
unique with house prices so far detached from local income levels that it is 
evidence that a significant proportion of the market is being driven by investors. 
The SHMA concludes that this suggests the demand for housing which is driving 
price increases is of a nature and order which is unlikely to respond to any 
practicable increase in supply. This is not to suggest that there should be no 
additional supply in the Borough in response to market signals, but rather that it is 
necessary to accept that the level of supply will be constrained by the availability 
of sites and the greater importance should be place on the type and affordability 
of new housing in order to have the maximum impact on need. 

2.3.13 The identified objectively assessed need at 575 dwellings per annum is 
substantially less than the London Plan housing target for the borough of 733 
dwellings per annum. 

2.3.14 It should be noted that the FALP Inspector concluded in his report (paragraph 22) 
that “I acknowledge that the NPPF requires each local planning authority to 
identify its own objectively assessed housing need. However, in my view, it is the 
role of the spatial development strategy to determine the overall level of need for 
London and to guide the distribution of new housing to meet that need. The 
Mayor points to the acceptance by previous EiP Panels that London constitutes a 
single housing market area with sub markets which span Borough boundaries. 
The Mayor also points to the findings of the High Court10 , following a challenge to 
the Revised Early Minor Alterations to the London Plan, within which in his 
(undisputed) opinion, the Court accepted that although local variations exist, this 
did not compromise the view that London constitutes a single housing market 
area11. and paragraph 23 “Other than some fine tuning regarding local need 
relating to the size and type of property and tenure, there is no need, in my view, 
for each London Borough to duplicate the work done by the GLA and produce 
their own individual assessment of overall need. IRC1 recommends that the 
FALP is changed to reflect this approach by removing references to London 
Boroughs needing to identify objectively assessed need with regard to the 
quantum of new housing in their areas.” 

MONITORING REPORT 201512 

2.3.15 Since the Local Plan was adopted (as the Core Strategy) in 2010, 1,588 new 

                                            
10 FA/BD/99 
11 01/Session 2, paragraphs 2b3 
12 This section including the figures and the housing trajectory will be updated when the 2016 Monitoring 
report is published. 
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homes have been built equating to 58% of the 2,750 target for the same period.  
Whilst this is an under delivery, it must be placed in the context of the number of 
new homes approved by the Council in the same period, for which the Borough 
has performed significantly above the target with 3,897 approvals, equivalent to 
1.4 times the target. At present, however, national and regional policy assesses 
performance in terms of completions, the rate of which cannot be influenced by 
the Council. Assessing housing supply on completions since the Local Plan was 
adopted leaves a backlog of completions for the first five year period of the Plan 
of 1,162 dwellings. 
 

 10/11 11/12 12/13 13/14 14/15 Total 

Housing 
Supply 
Target 

350 600 600 600 600 2,750 

Net 
residential 
completions 

175 102 65 264 982 1,588 

New 
residential 
approvals 

783 860 244 1292 718 3,897 

Figure 6: Housing supply target, completions and approvals 

FIVE YEARS’ HOUSING SUPPLY 

2.3.16 The National Planning Policy Framework requires local planning authorities to 
identify and update annually a supply of specific deliverable sites sufficient to 
provide five years’ worth of housing. 

2.3.17 The Borough’s housing target of 300 units per annum rising to 600 as set out in 
Policy CH1 of the Local Plan has been superseded by the Further Alterations to 
the London Plan (2015) which have raised the Borough’s target to 733. This 
target is above the objectively assessed need for housing identified by the 
Borough’s SHMA of 575 new homes each year.  

2.3.18 The London Plan target of 733 units per annum is for ten years between 2015 
and 2025 and has been rolled forward13 to 15 years resulting in an overall target 
of 10,995 units.  

2.3.19 The NPPF requires authorities to identify and update annually a supply of specific 
deliverable sites to provide five years’ worth of housing against their housing 
requirements with an additional buffer of 20% where there is persistent evidence 
of under delivery against the plan target as in the case in the borough. To be 
considered deliverable sites should be: 

 

1. Available now; 

2. Offer a suitable location for development now; 

                                            
13 Policy 3.3D Increasing Housing Supply, London Plan 2016 (as amended) 
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3. Be achievable with a realistic prospect that housing will be delivered on the 

site within five years; 

4. Sites with planning permission should be considered deliverable until 

permission expires. 

2.3.20 The sites that make up the land supply for each year consist of the following 
components: 

 

1. Units under construction (at 1 April 2015) not expected to complete within 

the current monitoring year. Assumptions were made that schemes of 

between 1 and 24 units would be complete within two financial years of the 

start date. On sites over 25 units, the best available information has been 

used to estimate completions. As development is actively occurring on 

these sites, they are considered to meet the tests of availability, suitability 

and deliverability set out in the NPPF. 

 

2. Units on sites with planning permission but not yet under construction. 

Assumptions were made that schemes of between 1 and 24 units would 

complete in three financial years from 01/04/2015 and are therefore all 

included as completions within FY2017/18. On sites over 25 units the best 

available information has be used to estimate the timing of completions. 

 

3. A small sites estimate was used to inform the land supply for the years 

2018/19, 2019/20 and 2020/21. The figure of 152 has been taken from the 

London SHLAA 2013. 

 

4. An estimate of vacant homes brought back into use of 46 units per annum 

also taken from the SHLAA is included for every year from 2015/16 (also 

identified in Annex 4 of the London Plan). 

 

5. The non-self-contained allowance for the borough is 0 units per annum 

(London SHLAA 2013) so does not contribute to projections for this period, 

or to projections in the second or third five year periods.  

FIVE YEAR HOUSING LAND SUPPLY (2015/16 TO 2019/20) 

2.3.21 The housing supply requirement from 1 April 2016 to 31 March 2021 is 4,400 
dwellings. This is made up of five years of the borough’s annual supply target of 
733 new homes, plus a 20% buffer required in the NPPF where there has been a 
record of persistent under-delivery against the borough’s target. The current 
supply of deliverable sites during this period is expected to be 4,416 dwellings 
based on those sites assessed as deliverable in the housing trajectory. This 
information is provided in the table below. 

2.3.22 The housing trajectory currently shows a total development pipeline of 10,734 net 
additional units for the 15 year period 2015/16 to 2029/30. The total target over 
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the same period is 10,995 units. Therefore the total capacity is 261 units below 
the borough target over the same period.  

 

Year Projected 
Completions 

Small Site 
Estimate 

Vacant Units Total 

2016/17 258 0 46 304 

2017/18 581 0 46 627 

2018/19 1045 152 46 1243 

2019/20 921 152 46 1119 

2020/21 925 152 46 1123 

Total 3730 456 230 4416 

Table 2: Five Year Housing Supply 

 
Figure 7: Housing Trajectory 2015 

ISSUE OF UNDERSUPPLY 

2.3.23 In setting the target in the London Plan of 42,000 dwellings per annum over the 
next 10 years the Mayor’s SHMA took into account backlog of need. Paragraph 
40 of the FALP Inspector’s Report November 2014 clarifies that “The PPG states 
that local planning authorities should aim to deal with any undersupply in 5 
years24. No build rate figure is given to indicate how many new homes would be 
needed to address the undersupply in 5 years but, as stated above, the rate 
would need to be 62,000 dpa to meet London’s needs in 10 years. That is the 
total need to 2025 not just undersupply but it is highly likely that the number of 
homes required to meet need and the undersupply in 5 years would be greater 
than 49,000 dpa.” 

2.3.24 The Inspector concluded that “Non adoption of the FALP would result in the 
retention of the existing housing targets in the London Plan (32,210 dpa39) which 
are woefully short of what is needed. Despite my reservations, therefore, I 
consider that, subject to a commitment to an immediate review, the FALP should 
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be adopted as not to do so would perpetuate the existing under delivery by not 
requiring Boroughs to increase supply.” (Housing delivery at London level was 
short of the need with the average delivery rate of 24,694 between 2004 and 
2012 included the pre-recession boom years.). The delivery in 2014/15 was 
31,894. 

2.3.25 Therefore, the increased housing target of 733 units per annum already includes 
consideration of an undersupply and it would be double counting if the Council 
added any undersupply to the first five years. It should be noted that planning 
permissions in the borough over five years from 2010/11 to 2014/15 have 
averaged around 780 units. There is a limited supply of land in the small and 
densely built up borough and it can be assumed that sites with planning 
permission will be delivered in the plan period. For the purposes of the first five 
year supply expired planning permissions have not been included but these have 
been added in the later phases from 5-10 years. 

SECOND AND THIRD FIVE YEAR PERIOD (2020/21– 2029/30) 

2.3.26 The NPPF requires that for this period a supply of specific, developable sites or 
broad locations for growth are identified. The sites which make up this element of 
supply are those strategic sites allocated in the Local Plan (with and without 
planning permission) together with sites identified for inclusion within the 
Council’s estate regeneration programme.   

2.3.27 The annual small sites estimate has also been included in the land supply for this 
period for the reasons set out above. 

2.3.28 It is anticipated that the broad locations which will provide the additional capacity 
required towards the end of the plan period and a potential further uplift on the 
Kensal Gasworks Strategic Site subject to additional transport and improvements.  
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Site Allocation Current Status Potential number of 

dwellings (net) 

Kensal Further Alterations to the 
London Plan in 2015 
increased the capacity of 
the site to 3,500 homes. 

3,516 

Barlby/ Treverton Options appraisal being 
developed 

350 

Wornington Green Phases 
2 and 3 

Planning permission 
granted for Phase 2, 
Planning application 
expected for Phase 3 

350 

Land Adjacent to Trellick 
Tower 

Supplementary Planning 
Document prepared  for site 

60 

Silchester Estates Options appraisal being 
developed 

852 

Earl’s Court Exhibition 
Centre 

Planning permission 
granted scheme will take 15 
years to complete 

900 

Former Territorial Army 
site 

Planning permission 
granted 

281 

Empress Telephone 
Exchange 

Planning permission 
granted – scheme under 
construction. 

158 

Homebase Site Planning permission 
granted – scheme under 
construction. 

330 

100/ 100A West Cromwell 
Road 

Planning permission expired 450 

Warwick Road Estate Options appraisal being 
developed 

230 

Lots Road Power Station Planning permission 
granted 

420 

Site at Lots Road Team appointed, pre-
application to commence 
early 2017 

120 

Harrington Road Not known 50 

Chelsea Farmer’s Market May be required for 
Crossrail 2 construction 

50 

Total number of dwellings  8,117 

Table 3: Housing Supply from Site Allocations  

AMALGAMATIONS 

2.3.29 The Council has collated evidence to demonstrate the impact of amalgamations 
on the overall housing supply. Quantifying the total loss of units that has occurred 
through amalgamations is difficult given that the Council considered that planning 
permission was not required for schemes resulting in the loss of less than five 
units prior to August 2014. Lawful development certificates have been used to 
monitor losses until 2013/14, although it is worth stressing that as there is no 
compulsion to submit a certificate this does not give the whole picture. The table 
below sets out the number of units lost through amalgamations where a lawful 
development certificate has been issued. 
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 2009/10 2010/11 2011/12 2012/13 2013/14 

Net 
residential 
losses 

-47 -58 -72 -80 -34 

Table 4: Certificates for Lawful Use or Development - Net residential losses 

2.3.30 Further evidence for the 2014/15 financial year has also been sourced from 
Council tax records which indicate a further 93 units were lost through 
amalgamations. Together this adds up to nearly 400 dwellings, which is 
equivalent to the Borough’s combined net completions over three years from 
2011/12 to 2013/14. 

2.3.31 Since August 2014 the Council has taken the view that all amalgamations are a 
form of development which requires planning permission. This view is based 
upon a legal opinion received from Timothy Straker QC in 2003. This had regard 
to a Richmond case (2000) which confirmed that whether planning permission is 
required for amalgamation is a matter of fact and degree. It confirmed that the 
nature of the planning policies in place and any evidence of need will also be 
relevant. In essence Timothy Straker’s opinion states that if the loss of units 
associated with the amalgamation had ‘important planning considerations and 
effects’ it should be considered to be a ‘material change of use’ – and 
consequently that planning permission will be required. This Legal Opinion has 
been updated on 1 March 2016 to consider the relevant law (paragraph 38 of the 
Legal Opinion) and to take account of more recent cases and any changes in 
planning policy since that time. A recent High Court Judgement has further 
validated this view in the case of Flats 1 and 3, 44 Stanhope Gardens14. It can be 
argued that given the small area of the Borough, characterised by dense built up 
environment with limited land supply, the planning consequence of loss of units in 
one area would not be materially different in another area of the borough. In short 
the same approach should apply borough wide. 

2.3.32 The Council has also monitored planning approvals relating to amalgamations 
from 1 September 2014 to 1 June 2016. In this period there was a net loss of a 
further 92 units through amalgamations. About half of these losses were from 
schemes where the amalgamation resulted in the loss of one unit only (see Table 
5). This indicates that a simple restriction on the number of units that may be 
amalgamated alone would not be justified or effective15 as it would allow a large 
proportion of units to continue to be lost through amalgamations. 

  

                                            
14 R (Kensington and Chelsea RBC) v SSCLG [2016] EWHC 1785 (Admin) 
15 Explain – tests of soundness for policies – effective and justified. 
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No. of units 
lost in each 
amalgamation 

-1 -2 -3 -4 -5 -6 Grand Total 

Total units lost  -42 -12 -9 -12 -10 -6 -91 

No. of 
Schemes 42 6 3 3 2 1 57 

Table 5: No. of units lost through amalgamations 1 September 2014 to 1 June 
2016 

2.3.33 The floorspace figures of the new units being created through amalgamation were 
further examined (Table 6). The table uses the minimum floorspace standards set 
out in the Nationally Described Space Standards as the starting point. The 
Nationally Described Space Standards have been adopted by the London Plan. 
The standards are minimum floorspace standards and state that “Relating internal 
space to the number of bedspaces is a means of classification for assessment 
purposes only when designing new homes and seeking planning approval (if a 
local authority has adopted the space standard in its Local Plan). It does not imply 
actual occupancy, or define the minimum for any room in a dwelling to be used 
for a specific purpose other than in complying with this standard.” Therefore, 
whilst the standards are a useful starting point they should not be used as the 
maximum standards to restrict the floorspace of a new amalgamated unit. 

2.3.34 It is evident from Table 6 that if the floorspace limit is set too high the policy will 
not be justified or effective in managing the numbers of units lost through 
amalgamations. For instance setting the limit to a maximum of 250 sq m would 
result in about half of the units being lost. Therefore to restrict the majority of 
losses but allow some losses which enable the creation of a family sized unit a 
limit of 170 sq m has been included in the draft policy.  
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No. of lost 
units 

No. of 
schemes 

Less than or equal to Nationally Described 
Space Standards - 4 bed, 7 person, 3 storey 
dwelling: 121 sq m GIA (rounded to 120 sq m) 

11 11 

Less than or equal to Nationally Described 
Space Standards - 4 bed, 8 person, 3 storey 
dwelling: 130 sq m GIA 

12 12 

Less than or equal to Nationally Described 
Space Standards - 6 bed, 8 person, 3 storey 
dwelling: 138 sq m GIA (rounded to 140 sq m) 

19 19 

Less than or equal to 160 sq m 24 23 

Less than or equal to 200 sq m 30 28 

Less than or equal to 250 sq m 44 38 

Less than or equal to 350 sq m 73 48 

Less than or equal to 500 sq m 85 53 

Less than or equal to 900 sq m 91 57 

Table 6: No. of units lost through amalgamations by floorspace 1 September 
2014 to 1 June 2016 

VERY LARGE UNITS 

2.3.35 In recent years the Borough has seen an increase in planning applications for 
‘super-prime’ developments. These are luxury, high-end, high-specification 
developments with multi-million pound sales values known as prime and super 
prime housing.  There is no fixed definition of prime or super prime housing. The 
Borough’s SHMA concludes that super prime properties are those valued at more 
than £10 million and prime properties between £2 million and £10 million16. This 
approach is supported by research prepared by central London estate agents 
with the prime residential market identified as that for properties priced over £2 
million but slightly different from a recent report prepared by Westminster City 
Council17 which identified super prime properties as those over £5 million. 

2.3.36 The SHMA finds that the areas with the highest average prices in the borough are 
SW1X (Knightsbridge), SW3 (Chelsea, Brompton, Knightsbridge and 
Kensington), SW5 (Chelsea, Kensington and Earl’s Court), SW10 (West 
Brompton and Chelsea), W8 (Kensington and Holland Park) and W11 (Notting 
Hill and Holland Park) where average sales prices are all above £1million. The 
major trend identified when looking at the unit typology in regards to Prime and 
Super Prime sales, in the increase in the number of flats purchased, and the 
decrease in terraced houses. Flats accounted for 39.6% of sales in 2010 
compared to 62.1% in 2014, whilst terraced houses as a percentage of sales 
declined from 57.4% in 2010 to 43.7% in 2014. Further the majority of Prime and 

                                            
16 SHMA 2015, Table A4.1 
17 
http://transact.westminster.gov.uk/docstores/publications_store/news/prime_residential_research_report_140
722.pdf 
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Super Prime units are Second Hand Sales, the number of new build units as a 
percentage of overall sales has grown from 1% in 2010 to 7% in 2015. 

2.3.37 There are clear aspirations at the regional level that London retains and extends 
its role as a global city and this includes continuing to attract significant overseas 
investment in London’s economy and infrastructure. Providing high quality places 
to live a key part of attracting new businesses and investment into the capital as 
set out in Policy 2.1 of the London Plan. The vision for the Borough as set out in 
the adopted Local Plan also seeks to ‘enhance the reputation of our national and 
international destinations’. Whilst this is focused more on the unique retail and 
cultural offer of the Borough there is an argument that different London Boroughs 
should fulfil different roles and that the prime residential market is important for 
encouraging economic growth and making London an attractive city in which to 
invest. On this basis it could be argued that it is appropriate for the Borough to 
contribute to this niche role. In this context, prime units may provide an important 
function for London as a global city. 

2.3.38 In terms of new build housing within the Borough, for properties to achieve these 
prime and super prime values, the Council has seen an increase in the number of 
very large residential units coming forward for development which are significantly 
above the Nationally Described Minimum Space Standards.  

2.3.39 The SHMA 2015 highlighted that Savills, Whitehead and Travers, of the London 
School of Economics and London First support the view that prime and super 
prime demand is a positive factor that has helped fund new schemes as units are 
bought off-plan by overseas investors. It has helped maintain development during 
the recession. Further it has supported delivery of affordable housing. A counter 
view is that developers will often be reluctant to deliver affordable housing in-situ, 
as the potential buyers of Prime property will expect to live in single tenure 
developments, and sales values would be affected.  

2.3.40 In any case the provision of these larger units has an impact on the ability of the 
Borough to meet its housing supply targets as the sites for these developments 
are often capable of accommodating a much larger number of smaller units. 
Given the increase in the Borough’s housing supply target to 733 units per annum 
in the 2015 London Plan, it is vital that there is a policy emphasis on optimising 
development on all sites.  

2.3.41 To significantly boost the Borough’s housing supply, the Council should seek to 
optimise the number of residential units delivered on a site taking into account the 
relevant range within the London Plan Density Matrix. Detailed guidance on the 
use of the density matrix is provided in the Mayor’s Housing SPG, March 2016 
and in particular see paragraph 2.2.17 and 2.2.18 above. In additional the 
provision of new very large units to meet the requirements of prime and super 
prime buyers will not contribute to meeting local housing needs as identified 
through the Borough’s SHMA. Such an approach may reduce the opportunities 
within the Borough for catering to the market for international investors although 
opportunities will remain within the second-hand market. As previously stated 
most of the sales of such properties are within the second hand market. 
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BUY TO LEAVE 

2.3.42 The 60% increase in median house prices in the Borough since the Local Plan 
was first adopted in 2010 (as the Core Strategy) has led to the highest median 
house price in the country of £1.2 million. There has been some evidence that 
this significant growth in the value of residential properties, has led to a 
phenomenon of homes in the Borough being bought purely as investments with 
the intention of leaving them unoccupied – so-called ‘buy to leave’ housing. 

2.3.43 The 2011 Census shows that Kensington and Chelsea is second only to the City 
of London in terms of the level of second home ownership (i.e. those living in the 
Borough also owning homes elsewhere) at 18%.  The Census also shows that 
nearly 9,000 homes in the Borough are second homes (i.e. the owners have 
primary dwellings elsewhere) which equates to 59 homes per thousand.  
Together, these figures indicate that almost a quarter of our housing stock could 
be empty at times, either when owners are using their second home elsewhere or 
when non-residents are dwelling in their primary home outside of the Borough.  
Additionally, the Census shows that despite an increase in the Borough’s housing 
stock between 2001 and 2011, there has been a reduction in the number of 
households living here, showing a falling residential population.  A decline in the 
resident population of the Borough could have negative implications for the 
viability of local services and businesses. 

2.3.44 As highlighted in a recent report for the Council in October 2015, it is important to 
maintain the distinction between buy to leave, which is essentially leaving homes 
empty and second homes which are occupied, but this relates to the intensity of 
housing occupation. The concern in relation to buy to leave is that our housing 
stock is being left empty and used as an asset, rather than a home. However, it 
must also be recognised that under-occupation of homes may be an issue which 
falls within the consideration of ‘second homes’ rather than ‘buy to leave’. It is 
important to draw a distinction between the two. 

2.3.45 Having reviewed evidence from council tax records, the electoral register, census 
data, empty homes data and information on the usages of utilities, the Council 
report on buy to leave does find evidence that there are empty homes or they are 
seldom occupied, especially in the south eastern corner of the Borough. The 
Council is concerned about the impact that large numbers of empty properties will 
have on the sense of community in these areas and the ability of local businesses 
and services to survive when the number of potential customers is in decline. 

2.3.46 This issue is linked to the issue of very large homes set out above. The SHMA 
2015 found that in terms of the owners and residents, they can be divided into 
three groups: those that intend to live in the property as a main home or as an 
occasional residence; those who buy as an investment, and rent it out; and those 
who buy but do not rent it out, treating it solely as a financial investment and ‘safe 
haven’ for their assets. Emphasising a policy basis to optimise densities will in 
turn also help alleviate the buy to leave issue in the new build market. There is 
little that planning policy can do in relation to the second hand market to alleviate 
this issue. 
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SUMMARY 
 

Date Document Organisation 

Dec 2013 The London Strategic Housing Land Availability 
Assessment (SHLAA) 

Mayor of London 

Dec 2015 Strategic Housing Market Assessment (SHMA) RBKC 

Oct 2015 Report to Full Council by the Housing and 
Property Scrutiny Committee Chairman, Buy to 
Leave Lines of Enquiry and Policy Options 

RBKC 

2.4 OPTIONS, CONSULTATION AND INTEGRATED IMPACT 
ASSESSMENT (IIA) 

2.4.1 The Issues and Options consultation document18 published in December 2015 
sets out the questions and options consulted on at that stage. The comments 
made as part of the public consultation can be found in two documents relating to 
this topic area: 

 Consultation Schedule – a table setting out all of the consultation comments 
and the Council’s response to each comment 

 Consultation Summary – a summary of the consultation comments 

2.4.2 Further options and alternatives arising from the Issues and Options consultation 
have been considered in the Integrated Impact Assessment (IIA) and are all 
summarised below.  

2.4.3 The Council has considered the options particularly in light of the ‘tests of 
soundness’ which are set out in the NPPF: 
 

 Positively prepared – the plan should be prepared based on a strategy 
which seeks to meet objectively assessed development and infrastructure 
requirements, including unmet requirements from neighbouring authorities 
where it is reasonable to do so and consistent with achieving sustainable 
development; 

 

 Justified – the plan should be the most appropriate strategy, when 
considered against the reasonable alternatives, based on proportionate 
evidence; 

 

 Effective – the plan should be deliverable over its period and based on 
effective joint working on cross-boundary strategic priorities; and 

 

 Consistent with national policy – the plan should enable the delivery of 
sustainable development in accordance with the policies in the Framework. 

(paragraph 182) 
  

                                            
18 https://planningconsult.rbkc.gov.uk/consult.ti/LPPR/consultationHome  

https://www.london.gov.uk/what-we-do/planning/london-plan/london-plan-technical-and-research-reports
https://www.london.gov.uk/what-we-do/planning/london-plan/london-plan-technical-and-research-reports
https://planningconsult.rbkc.gov.uk/consult.ti/LPPRDP/
https://www.rbkc.gov.uk/committees/Meetings/tabid/73/ctl/ViewMeetingPublic/mid/669/Meeting/6849/Committee/1535/Default.aspx
https://www.rbkc.gov.uk/committees/Meetings/tabid/73/ctl/ViewMeetingPublic/mid/669/Meeting/6849/Committee/1535/Default.aspx
https://www.rbkc.gov.uk/committees/Meetings/tabid/73/ctl/ViewMeetingPublic/mid/669/Meeting/6849/Committee/1535/Default.aspx
https://planningconsult.rbkc.gov.uk/consult.ti/LPPR/consultationHome
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HOUSING TARGET 

2.4.4 The options and alternatives considered are: 
 

Option Status Reason 

1 Meet and exceed the 
borough’s housing target 

Preferred 
option for Draft 
Policies. 

The housing target is allocated 
through the London Plan. It is 
based in the London SHLAA 
2013. The Local Plan has to be 
in conformity with the London 
Plan. 

2 The capacity for the 
borough to accommodate 
new housing development 
while maintaining its 
historic environment 
should be a key 
consideration. 

Part of the 
preferred option 
for Draft 
Policies 

The housing target is allocated 
through the London Plan. The 
site capacities are based on 
consideration of character and 
context. The Council has 
detailed policies on 
conservation and design which 
apply to any new development.  

3 Have a lower target - 
Attempts to meet the 
Borough's housing target 
could lead to excessive 
over-development. Any 
attempt to meet unrealistic 
"targets" would be a 
disaster. 

Not a 
reasonable 
alternative 

The housing target is allocated 
through the London Plan and 
has emerged through the 
Strategic Housing Land 
Availability Assessment 2013. 
Issues around sustainable 
development in-line with the 
national policy are considered 
in the London Plan while 
setting the target. Aiming for 
less than the target would not 
comply with national or London 
Plan policy. 
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AMALGAMATIONS 

2.4.5 The options and alternatives considered are: 
 

Option Status Reason 

1 Maintain a planning 
approach that permits 
amalgamations of existing 
units up to a defined 
threshold of units and/or 
floorspace. 

Preferred 
option for Draft 
Policies 

Such an approach would allow 
amalgamations but only up to a 
certain limit and would serve a 
need to provide family sized 
accommodation. It would also 
allow improvement of 
substandard dwellings to be 
improved such as to the 
national described space 
standards. 

2 Introduce a presumption 
against the loss of 
residential units subject to 
specific exemptions. 
Possible exemptions 
include: 
 

 Restoration of a 
house to its original 
use as a single 
dwelling subject to a 
maximum of two 
dwellings being 
combined and an 
overall floorspace 
limit. 

 

 Where the existing 
accommodation is 
substandard in terms 
of floorspace 
standards, daylight 
and layout which 
could only be 
remedied through an 
amalgamation. 

Reasonable 
alternative 

The preferred option allows 
amalgamation of two dwellings 
into one which would include 
units to revert back to a single 
dwelling house as suggested. 
However, it is important to 
include a floorspace limit to the 
amalgamation for the policy to 
be effective. 
 
The preferred option will also 
enable substandard units to be 
improved to the Nationally 
Described Floorspace 
Standards and improve the 
layout. 

3 Resist the loss of all 
residential units unless it 
can be demonstrated that 
the de-conversion is 
required to create a decent 
standard of 
accommodation. 

Reasonable 
alternative 

The preferred option will 
enable substandard units to be 
improved to the Nationally 
Described Floorspace 
Standards and improve the 
layout and create a decent 
standard of accommodation. 
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Option Status Reason 

4 Retain the existing policy 
(i.e. resist amalgamations 
of 5 or more dwellings). 

Not a 
reasonable 
alternative 

Evidence has demonstrated 
that the current approach has 
resulted in the loss of a 
significant number of units. 
Carrying on with the existing 
policy would not be justified, 
effective or support sustainable 
development.  

5 Do not resist all 
amalgamations. 

Not a 
reasonable 
alternative 

The preferred option strikes the 
right balance and does not 
resist all amalgamations. It 
allows creation of a family 
sized dwelling within a 
reasonable limit but resists the 
loss of a large number of units 
given the overwhelming need 
to provide more net housing. 

6 There should be no 
presumption against 
reconversions where the 
property is reverting to its 
original state as a house 
irrespective of the number 
of units that could be lost 
as a result. 

Not a 
reasonable 
alternative 

The preferred option would 
allow two units to revert back to 
a single original unit within the 
prescribed floorspace limit. 
Setting no limits to the number 
of units that could be lost would 
not be an effective policy with 
the potential to lose a large 
number of units.  

7 Adopt a threshold of 
permissible loss of units of 
3. 

Not a 
reasonable 
alternative 

The Council has analysed 
planning permissions granted 
for amalgamations. This 
analysis shows that 
amalgamating three units to a 
single unit could result in very 
large units which is not 
optimising the use of land. The 
objective of the policy is to 
allow reasonable sized family 
homes but not lose significant 
numbers of units in the process 
due to the overwhelming need 
to provide more net homes in 
the borough. Therefore this 
option would not be effective in 
meeting the policy objectives.    
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Option Status Reason 

8 Amalgamations 
(amalgamations of units in 
schemes still at the 
construction stage) and 
Deconversions (the 
planned merger of all or 
most of the units in a 
building is the main source 
of net losses) are two 
separate issues and there 
should be two separate 
policies to limit the scale of 
these two types of losses. 

Not a 
reasonable 
alternative 

Amalgamating units under 
construction, new build units or 
units in existing housing stock 
all result in the net loss of units 
in the borough. A single policy 
can be effective in dealing with 
all of these and having two 
separate policies is not 
considered effective or 
justified. 

9 Include an exemption for 
any proposal which results 
in the reversion of a listed 
house back into its original 
use. 

Not a 
reasonable 
alternative 

Where listed buildings are 
concerned the Planning (Listed 
Buildings and Conservation 
Areas) Act 1990 imposes a 
general duty on local planning 
authorities to have special 
regard to the desirability of 
preserving the building or its 
setting or any features of 
special architectural or historic 
interest which it possesses. 
The NPPF also prescribes 
consideration of varying 
degrees of harm and the Local 
Plan itself has other policies 
relating to listed buildings. It is 
not appropriate to apply a 
simplistic permissive approach 
as each listed building is 
different and all the above 
considerations need to be 
taken into account in each 
case. It is possible that 
reverting a listing building to its 
original use is beneficial in 
some cases but that will need 
to be determined on a case by 
case basis rather than build an 
exception into the policy. 
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Option Status Reason 

10 Focus the policy entirely 
around the loss of dwelling 
floorspace and not the loss 
of dwellings. 
 

Not a 
reasonable 
alternative 

The Council’s housing targets 
are set in numbers of dwellings 
not floorspace. A key objective 
of the policy is to resist large 
number of losses which runs 
counter to the Local Plan 
strategic objective of boosting 
housing supply in the borough.  

RESTRICT VERY LARGE UNITS 

2.4.6 The options and alternatives considered are: 
 

Option Status Reason 

1 Continue to assess 
applications for low density 
super-prime units on their 
own merits. 

Preferred 
option for Draft 
Policies 

The London Plan density 
matrix provides for the 
consideration of each case on 
its merit. The aim is to optimise 
the delivery of homes on each 
site and there is no blanket ban 
based on floorspace of units. 
 
 

2 Introduce a policy that 
restricts very large units in 
new residential 
developments where the 
potential housing capacity 
of sites is not being 
optimised. 

Preferred 
option for Draft 
Policies 

Using the London Plan density 
matrix appropriately would 
optimise the housing capacity 
of sites. 

2.5 DRAFT POLICY 

DRAFT POLICY 

2.5.1 Following consideration of the above options and reasonable alternatives, the 
existing Local Plan objective on Diversity of Housing and policy is proposed to be 
amended as follows: 
 

CO6 Strategic Objective for Diversity of Housing 
Our strategic objective is to boost the supply of housing to further the aim of 
sustainable development including have a diversity of housing is that at a local 
level, it will cater for a variety of housing needs, and is built for adaptability and to 
a high quality. 

 

Policy CH1 Housing Targets Increasing Housing Supply 
The Council will boost the supply of homes in the borough ensure that sufficient housing 
sites are allocated in order to ensure the housing targets are met. 
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To deliver this the Council will: 
 
Housing Target 
 
a. make provision for a minimum of 350 seek to meet and exceed the London Plan target 

for new homes in the borough, which is currently a minimum of 733 net additional 
dwellings a year. until the London Plan is replaced (estimated as 2011-12) based on 
the overall ten year housing target of 3,500 net additional units. From adoption of the 
London Plan the Council is planning to make provision for a minimum of 600 net 
additional dwellings a year, until 2027-28, based on the ten year housing target of 
6,000 net additional units. The exact target will be set through the London Plan 
process; 

b. make provision for the maximum amount of affordable housing with a target of a 
minimum of 200 units per annum from 2011-12 until 2027-28 from all sources, the 
exact target will be set through the London Plan process; 

c. require affordable housing tenures to be provided such that they work towards a 
borough-wide target of 85 per cent social rented housing and 15 per cent Intermediate 
housing. 

 
Amalgamations  
 
b. resist the loss of residential units through amalgamations of existing or new homes 

unless the amalgamation will result in the net loss of one unit only and the total 
floorspace of the new dwelling created will be less than or equal to 170 sq m gross 
internal area (GIA); 

 
c. [Existing Policy CH2g] require development that results in the amalgamation of 

residential units to be subject to a s106 agreement to ensure the resultant units are 
not further amalgamated in the future;. 

 
Restrict very large units 
 
d. optimise the number of residential units delivered in new developments by taking into 

account the relevant range within the London Plan density matrix. 
 
[Existing Policy CH3e] Protection of Residential Uses 
 
e. protect market residential use and floorspace except: 
 
     i. in higher order town centres, where the loss is to a town centre use; 
     ii. in employment zones, where the loss is to a business use, or other use which 

supports character and function of the zone; 
     iii. in a predominantly commercial mews, where its loss is to a business use; 
     iv. where the proposal is for a very small office; or 
     v. where the proposal is for a new social and community use which 

predominantly serves, or which provides significant benefits, to borough residents; or 
an arts and cultural use; 

 
f. resist the net loss of both social rented and intermediate affordable housing floorspace 

and units throughout the borough; 
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NOTE: Other policies within the Local Plan set out where the Council will permit new 
residential uses and floorspace. Refer to policy CF3 in relation to introducing new 
residential use at ground floor level within town centres; CK2 in relation to loss of shops 
outside of town centres; CF5 in relation to business uses and in relation to new 
development within employment zones; CF8 in relation to hotels and policy CK1 in 
relation to social and community uses. 

KEY DIAGRAM AND PROPOSALS MAP 

2.5.2 Related to the draft policy, the following changes are required to made to the Key 
Diagram and the Proposals Map: 

 Amend Key Diagram and Proposals Map to include new site allocations 

2.6 DUTY TO COOPERATE AND STRATEGIC ISSUES 

2.6.1 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”19. 

2.6.2 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”20. Strategic matters 
are further defined in paragraph 156 of the NPPF21 and paragraph 013 of the 
NPPG on the duty to cooperate22. 

2.6.3 It should be noted that the FALP Inspector’s Report November 2014 commented 
on the supply constraints in London in paragraph 35 and stated that “The PPG 
advises that the degree of co-operation between boroughs will depend on the 
extent to which strategic issues have already been addressed in the London 
Plan23. Further, given that the minimum targets in Table 3.1 are based on the 
SHLAA’s estimate of capacity in each Borough, it is difficult to see how co-
operation between them will increase supply. Table 3.19 of the SHLAA 
compares the capacity within Boroughs to the 2012 DCLG household projections. 
In all but 9 Boroughs the projections exceed capacity with a total annual shortfall 
of 10,200. Outer Boroughs could seek help from their neighbours beyond the 
GLA boundaries but the FALP is not predicated on such an approach.” (emphasis 
added) 

2.6.4 Nevertheless, Figure 8 shows the strategic issues relevant to this topic area, the 
relevant prescribed bodies, the actions the Council has taken with regard to the 

                                            
19 Section 33A of the Planning and Compulsory Purchase Act 2004, as inserted by Section 110 of the 
Localism Act 2010 
20 Section 33A(4) of the Planning and Compulsory Purchase Act 2004, as inserted by Section 110 of the 
Localism Act 2010 
21 http://planningguidance.communities.gov.uk/blog/policy/  
22 http://planningguidance.communities.gov.uk/blog/guidance/duty-to-cooperate/  
23 Reference ID: 9-007-20140306 

http://planningguidance.communities.gov.uk/blog/policy/
http://planningguidance.communities.gov.uk/blog/guidance/duty-to-cooperate/
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duty and the strategies, plans and policies of those prescribed bodies which the 
Council has had regard to. 
 

Strategic issue 
Relevant prescribed 

bodies24 

Council actions 
 

Prescribed bodies’ strategies, 
plans and policies which the 

Council has had regard to 

Strategic Housing 
Market 
Assessment 

Environment Agency 
All neighbouring authorities were 
consulted on the ‘housing 
market area’ definition in the 
SHMA. 
 
All prescribed bodies were 
consulted as part of the Issues 
and Options consultation 
 
Mayor of London 
The Mayor of London responded 
with specific reference to the 
OAN identified in the SHMA, 
December 2015 and stated that 
“I note that your recently 
published SHMA identifies a 
housing need figure of 575 
dwellings per year. The borough 

Historic England 

Natural England 

Mayor of London/HCA 

Transport for London 

Old Oak and Park Royal 
Development 

Corporation (OPDC) 

City of Westminster 

London Borough of 
Hammersmith and 

Fulham 

London Borough of 
Wandsworth 

London Borough of 
Brent 

                                            
24 Regulation 4 of The Town and Country Planning (Local Planning) (England) Regulations 2012 
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Strategic issue 
Relevant prescribed 

bodies24 

Council actions 
 

Prescribed bodies’ strategies, 
plans and policies which the 

Council has had regard to 

Other London 
Boroughs 

should satisfy itself that the 
methodology behind this figure is 
robust. In particular the council 
are encouraged to ensure the 
approach takes sufficient 
account of 'market signals' as 
required by the NPPG and the 
Mayor's Draft Interim Housing 
SPG.” 
 
OPDC 
The OPDC welcomed the 
Council’s approach to identify 
additional sites through the 
Partial Review in order to meet 
identified development needs, 
and that a ‘Call for Sites’ has 
been issued to try to identify 
these. This approach will ensure 
that, in the first instance, 
additional capacity to 
accommodate development is 
identified within RBKC’s 
boundaries. 
 
OPDC would like continued 
involvement so that they can 
consider and comment on any 
impacts for the OPDC area.  

Housing 
Supply/Target 

Environment Agency Housing Target 
 
Mayor of London 
The Mayor supports the work the 
borough has done which 
increases its minimum London 
Plan policy 3.3 housing target of 
733 dwellings pa for the period 
2015-2025 to a local target of 
11,728 units to 2027/28. Policy 
3.3 and paragraph 3.19i of the 
London Plan require boroughs to 
seek to augment targets to 
address local and strategic need 
in terms of the wider London 

Historic England 

Natural England 

Mayor of London/HCA 

Transport for London 

Old Oak and Park Royal 
Development 

Corporation (OPDC) 

City of Westminster 

London Borough of 
Hammersmith and 

Fulham 

London Borough of 
Wandsworth 
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Strategic issue 
Relevant prescribed 

bodies24 

Council actions 
 

Prescribed bodies’ strategies, 
plans and policies which the 

Council has had regard to 

London Borough of 
Brent 

Plan and NPPF (paragraphs 14 
and 47). 
 
 
 
Historic England 
Historic England note that the 
capacity for the borough to 
accommodate new housing 
development while maintaining 
its historic environment should 
be a key consideration, so that 
the quality and character of 
neighbourhoods is conserved. 
 
Amalgamations 
 
Mayor of London 
Given the scale of residential 
loss through amalgamations 
(issue 2) and the need to meet a 
higher housing target, the Mayor 
would support an option that 
seeks to resist the loss of 
residential accommodation, 
subject to limited exemptions. 

Other London Boroughs 

 

 

Figure 8: Duty to cooperate strategic issues, prescribed bodies and Council 
actions 
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