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Chapter 8

HOUSING
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8.1. London is experiencing significant population 
growth. Housing supply has not kept pace with 
increased demand, leading to higher house prices and 
market rents. Home ownership has fallen whilst private 
renting has increased as more people have found it 
difficult to afford to buy their own home. There has 
also been a lack of new housing supply at genuinely 
affordable levels and one outcome is increased levels 
of homelessness. 

8.2. The regeneration of Old Oak and Park Royal 
can play an important role in meeting both London 
wide and local housing need. In creating a new part of 
London, a whole range of new homes will be delivered 
to meet a diverse housing need, including private 
sale, affordable, built-to-rent and specialist homes, all 
provided as part of a mixed and balanced community.

8.3. A wide range of factors feed into creating high 
quality, high density housing and a sense of place that 
help to improve the health and well-being of residents. 
These include: sustainability, inclusive urban design, 
flexible internal layouts as well as access to local 
services and public transport.

8.4. This chapter should be read in conjunction 
with the rest of the Local Plan, and in particular the 
Places policies which deal with the housing delivery in 
the specific places around Old Oak and Park Royal. 
It should also be read alongside the Policy SP4 
(Thriving Communities), which explains how housing 
will be connected with the new social infrastructure 
to create inclusive new communities and lifetime 
neighbourhoods. 

Introduction

Housing Policies:
•	 H1: Housing Supply
•	 H2: Affordable Housing
•	 H3: Housing Mix
•	 H4: Family Housing
•	 H5: Existing Housing
•	 H6: Build to Rent Housing
•	 H7: Co-Living and Shared Housing
•	 H8: Gypsy and Traveller Accomodation
•	 H9: Specialist Housing
•	 H10: Student Housing

Figure 8.1: St Johns, Clapham (credit:Jack Hobhouse)



213

EVIDENCE BASE LINKS
• Absorption Rate Study
• Development Capacity Study
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP1, SP4, SP9 and SP10
• Place Policies (All)
• Housing Policies (All)
• Delivery and Implementation Policies DI2 and DI4

POLICY H1: Housing Supply
OPDC will support delivery of a minimum of 22,350 
new homes during the Plan period. This new housing 
will be achieved through:  
a) supporting proposals that contribute to the delivery 

of a minimum annual housing target of 1,110 
homes, where these accord with other Local Plan 
policies; 

b) delivering a minimum of 21,400 homes on Site 
Allocations, supporting the achievement of the 
housing targets identified within the Place policies;

c)  supporting applications for self-build and custom-
build, where these accord with other Local Plan 
policies;

d)  optimising the use of existing housing, in 
accordance with Policy H5; 

e)  monitoring delivery annually and publishing 
information on the rate of housing starts and 
completions and the trajectory of a deliverable and 
developable housing supply; and

f) working with developers to ensure that wherever 
possible homes delivered are marketed to and 
occupied by people who live and work in London.

SUPPORTING TEXT

8.5. The London Plan identifies that the Old Oak 
and Park Royal Opportunity Areas have the capacity 
to deliver at least 25,500 homes. As a Mayoral 
Development Corporation with a reservoir supply 
of brownfield land, OPDC can make a substantial 
contribution towards increasing London’s housing 
supply. 

8.6. London’s need for housing is identified through 
the Greater London Authority’s 2013 Strategic 
Housing Market Assessment (SHMA) which draws on 
government guidance to identify London’s need for 
both market and affordable housing. This identifies that 
London needs an additional 976,000 homes between 
2016 and 2036.

8.7. Based on the area’s current population of 
7,000 people and 2,800 households, OPDC’s SHMA 
(2017) has identified a need for 1,200 homes over the 
Local Plan period.  However, given the scale of the 
opportunity at OPDC, an alternative SHMA boundary 
has been identified (see figure 8.2) that covers the 
combined area of the London Boroughs of Brent, 
Ealing and Hammersmith & Fulham.  This identifies 
a need for 99,000 homes over the Local Plan period. 
Development within the OPDC area will contribute 
significantly to meeting this need as well as strategic 
pan-London needs.

8.8. OPDC’s Development Capacity Study (DCS) 
identifies that over the next 20 years of this Local Plan, 
22,350 homes can be delivered. This constitutes an 
annual housing target of 1,110. OPDC’s Absorption 
Rate Study shows from experience elsewhere that 
year by year figures are likely to fluctuate based on 
site-specific phasing, market and political fluctuations. 
OPDC will support proposals that help to optimise 
housing provision and contribute to the achievement of 
this annual average housing target. Table 8.1 provides 
further details on OPDC’s indicative housing supply. 

976,000 new homes needed across London 2016 - 2036

99,000 new homes needed in Brent, Ealing and Hammersmith & 
Fulham 2018 - 2038

1,200 new homes needed within OPDC boundary 2018 - 2038

Figure 8.2: Areas of need over the next 20 years 
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be used to more effectively meet the housing need 
identified in OPDC’s SHMA. Policy H5 provides the 
policy criteria for assessing conversions and bringing 
vacant properties back into use.  

8.13. Long-term vacant property underuses London’s 
valuable housing stock and does not help to meet the 
housing need identified in this Local Plan. OPDC will 
work with the Mayor, the Homes for Londoners Board 
and the host local authorities to discourage vacancy. 
OPDC will work with developers and other relevant 
stakeholders to ensure that homes are first marketed to 
and occupied by Londoners. 

8.14. Monitoring new housing delivery will be vital to 
achieving the broader Local Plan spatial vision and 
policies.  OPDC produces an Authority Monitoring 
Report (AMR) each year that separately monitors the 
overall delivery of additional homes and different types 
of homes (e.g. self-contained homes and other non-
self-contained homes). The AMR will also contain a 
housing trajectory which will show annually updated 
information on OPDC’s 0-5 year, 6-10 year and 11-
20 year housing supply. This will measure OPDC’s 
anticipated performance against targets set out in the 
Key Performance Indicators (KPIs) which can found 
supporting this Local Plan on OPDC’s website.

H1

Figure 8.3: St Andrews, Bromley by Bow, London

Table 8.1: Indicative Housing Supply

8.9. Additional windfall housing may also increase 
the overall supply through a variety of sources, 
including through changes of use of non-residential 
buildings and conversions of existing residential 
buildings. Such development proposals will be 
supported where they are in accordance with the other 
Local Plan policies.

8.10. Self-build generally refers to people who 
bring their own building skills to bear as part of the 
construction process, whereas custom-build more often 
involves people who can provide professional services 
such as architecture or project management. Given 
the historic low supply of self-build and custom-build 
homes in London and the challenges in bringing high 
density schemes forward on large plots of brownfield 
land, it is unlikely that self-build or custom-build at Old 
Oak and Park Royal will make a significant contribution 
to meeting housing need. However, self-build and 
custom-build will be supported where it accords with 
the policies in this Local Plan.

8.11. Prescribed authorities should plan to meet the 
needs of people who want to build their own homes; 
however, responsibility under the Self-build and 
Custom Housebuilding Act for keeping a register does 
not fall to Mayoral Development Corporations. Through 
the Duty to Cooperate, OPDC will work with the 
London Boroughs of Brent, Ealing and Hammersmith & 
Fulham to ensure that the area is meeting the needs of 
people wishing to build their own home. 

8.12. Increasing housing supply is not just about 
building new homes on brownfield land. Converting 
existing residential dwellings and bringing long-term 
empty properties back into habitable use can also 
increase the overall supply of dwellings that can 

0 to 5 years 6 to 10 years 11 to 20 years 21+ years

5,900 6,750 9,700 4,500
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EVIDENCE BASE LINKS
• Affordable Housing Viability Assessment
• Development Capacity Study
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP2, SP4, SP9 and SP10
• Place Policies (All)
• Housing Policies (All)
• Delivery and Implementation Policy D1

POLICY H2: Affordable Housing
All residential developments, with the capacity to 
provide 10 or more self-contained units (or have a 
gross residential floorspace of more than 1,000 sqm) 
will be required to provide affordable housing, subject 
to viability, in accordance with the overarching 50% 
target set out in Policy SP4, by:
a) applying the threshold and viability approach as 

set out in Mayoral guidance (except for Build to 
Rent, see Policy H6);

b) including early and advanced stage review 
mechanisms in line with Mayoral guidance, to 
maximise the delivery of affordable housing where 
development viability improves; 

c)  providing 30% of affordable housing as London 
Affordable Rent and 70% as a range of 
Intermediate housing, including London Living 
Rent and London Shared Ownership (except for 
Build to Rent, see Policy H6) and including units 
that are affordable to households on average 
incomes in the host local authorities;

d) providing affordable housing in perpetuity; 
e)  appropriately distributing the affordable housing 

throughout a new development and ensuring 
that they are designed to a high quality, with the 
same quality of external appearance as for market 
housing;

f) providing affordable housing on-site. In 
exceptional circumstances and in all proposals 
under Policy H7, a financial contribution may be 
accepted by OPDC in order to provide affordable 
housing off-site where other sites may be more 
appropriate to provide affordable housing than the 
site of the proposed development;

g) applying Vacant Building Credit only where it is 
verified that:
i) a building is not in use at the time the 

application is submitted;
ii) a building is not covered by an extant or 

recently expired permission;
iii) the site is not protected for an alternative land 

use; and

SUPPORTING TEXT

8.15. Housing market evidence demonstrates the 
high cost of providing housing in London and also 
the need for more affordable housing. The high cost 
of renting and buying a home impacts on the range 
of households who can afford to live and work in the 
OPDC area, which can impact on the ability to achieve 
mixed and balanced communities.

8.16. All residential developments with the capacity 
for 10 or more units (or have a gross residential 
floorspace of more than 1,000 sqm) will be required 
to provide affordable housing and OPDC will start 
negotiations with a target that 50% is delivered as 
affordable housing subject to viability, in accordance 
with Policy SP4. The percentage of affordable housing 
should be measured in habitable rooms to ensure that 
a range of sizes of homes can be delivered, including 
family housing. OPDC will operate this calculation on 
the assumption that a 1 bed unit constitutes 2 habitable 
rooms and a 2 bed unit constitutes 3 habitable rooms. 
OPDC will apply greater flexibility to the calculations 
of habitable rooms for 3 bed+ units. However, OPDC 
would expect these units to be designed in a logical 

fashion and not in a way that attempts to manipulate 
the calculations to try and artificially increase the 
number of affordable habitable rooms.

8.17. OPDC will apply the threshold approach 
to viability and review in accordance with Mayoral 
guidance when assessing planning applications and 
will encourage applicants to maximise the amount of 
affordable homes that can be delivered through the 
planning system. OPDC will also encourage applicants 
to make use of affordable housing grant to increase 
the overall quantum of affordable housing that can be 
delivered.

8.18. The 50% affordable housing target and 
threshold approach has been tested as being 
achievable in certain circumstances and some 
specific sites through OPDC’s Affordable Housing 
Viability Assessment (AHVA). However, this work 
does not take full account of the specific costs of 
unlocking development sites across the area. The full 
infrastructure costs are not known at this stage and 
these costs will need to be identified and considered 
as part of planning applications. The presence of 
abnormal site constraints is expected to impact 
land value and the cost should not necessarily be 
born through a reduction in planning obligations. 
However, it is recognised that specific site constraints, 
infrastructure requirements and financial viability 
may affect the amount of affordable housing that can 
be achieved on individual sites. Actual affordable 
housing delivered through planning applications will 
need to be carefully balanced between infrastructure 
requirements, the overall amount of affordable 
housing, the affordability of different tenure types 
and any public sector support that may be secured 
(including for example: affordable housing grant, 
capital infrastructure grant and public borrowing and 
financing). 

8.19. Applicants should, where appropriate, undertake 
early discussions with OPDC on financial viability 

iv) the building has not been made vacant for the 
sole purpose of redevelopment and has been 
vacant for at least five years.
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appraisals as part of pre-application discussions, to 
ensure that the affordable housing policy objectives 
can be achieved. 

8.20. OPDC’s SHMA has identified that there is an 
86% need for London Affordable Rent or equivalent 
housing as part of affordable housing need in the area. 
This does not necessarily mean that these households 
would qualify for London Affordable Rent housing 

through their council but is a consequence of the high 
cost of private renting or buying a home in the area.

8.21. The AHVA has assessed the viability of 
delivering different levels and types of affordable 
housing. Delivering London Affordable Rent housing 
has the greatest impact on viability given the high 
cost of delivering housing at this level of discount on 
the market value. Delivering intermediate housing 

(including London Living Rent and London Shared 
Ownership) helps to improve the overall viability 
of delivering affordable housing. Further evidence 
on tenure, housing need and development viability 
is available in the supporting Housing Evidence 
Statement. 

8.22.  In order to create inclusive new communities at 
Old Oak and Park Royal that are mixed and balanced 

H2

Figure 8.4: Adelaide Wharf, Hackney (credit: Valerie Bennett  / AKT II)
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Table 8.2: Forms of Affordable Housing

Affordable housing according to the National Planning Policy Framework is for households whose needs cannot 
be met by the market, either for rent or sale. Additionally affordable housing should be genuinely affordable for the 
people the unit is intended for and below market prices.

London Affordable  Rent London Living Rent London Shared Ownership

Target Rents set in accordance with 
government guidance

Benchmark Rents set in accordance 
with GLA guidance

Household purchases at least 25% 
stake and pays rent on the retained 
equity

Affordable to most households but 
limited to eligible households who 
have been assessed by the host 
local housing authority, either Brent, 
Ealing or Hammersmith & Fulham

Affordable to households on medium 
incomes who can afford to spend 
one third of their gross income on 
rent. Maximum income of £60,000 
subject to annual review under the 
London Plan

Maximum income cap of £90,000 
applies subject to review in the 
London Plan

by housing tenure and household income, OPDC’s 
target ratio for affordable housing is:

a) 30% London Affordable Rent;
b)  70% mix of intermediate housing including London 

Shared Ownership and London Living Rent.

8.23. As can be seen in Table 8.2, and in accordance 
with Mayoral guidance, affordable homes should be 
genuinely affordable for the people they are intended 
for. Applications will be required to include homes that 
are affordable to households on a range of incomes, 
including local average income levels in the host 
Local Authorities. Applicants will also be required 
to demonstrate, through their Affordable Housing 
Statement, how the affordability of the proposed tenure 
mix compares to local average income levels in the 
host local authorities.

8.24. Applicants should engage with a Registered 
Provider partner at the pre-application stage to 
determine the most appropriate affordable tenure mix 
on a site. 

8.25. Starter Homes may be included as part of the 
affordable housing product range and be considered 
as an intermediate product in accordance with the 
requirements of the Housing and Planning Act 2016, 
once they are in force.

8.26. In accordance with the NPPF, affordable 
housing should include provisions to ensure that it 
is secured at an affordable price for future eligible 
households. In the event that an affordable unit is 
lost, OPDC will require, secured through a Section 
106 agreement, the recycling of any subsidy for 
replacement provision. Subsidy includes all forms of 
subsidy that are required to enable the sale or letting of 
the property at sub-market value. This includes, but is 
not exclusive to, subsidy from reduced land costs and 
the developer contribution gained through a Section 
106 agreement and grant funding.

8.27. Affordable housing should be built to a 
high standard of design with a quality of materials 
comparable to the private homes so that it is difficult to 
spot the difference in the architectural quality of market 
and affordable units within the same development. This 
will help to create a more sustainable and successful 
mixed community and Lifetime Neighbourhoods. 

8.28. Normally, affordable housing would be provided 
on the site of the planning application that it applies 
to, in order to create communities that are mixed 
and balanced by tenure and income. However, in 
exceptional circumstances and where it can be 
demonstrated that it is more appropriate, the affordable 
housing provision may be located elsewhere in the 
OPDC area or through payment in lieu. This will always 
be the case for applications providing purpose-built 
shared housing in accordance with Policy H7.

8.29. In 2014 the Government introduced a Vacant 
Building Credit (VBC) that reduces the requirement 
for affordable housing where a vacant building is 

brought back into any lawful use or is demolished to be 
replaced by a new building. The intention of the VBC is 
to bring forward sites containing vacant buildings that 
would not otherwise come forward for development. 
However, in London, as sites with vacant buildings 
already typically coming forward for development 
and affordable housing requirements are already 
subject to viability testing, the VBC is unlikely to bring 
forward significantly more development. Given the high 
demand for affordable housing it will not normally be 
appropriate to apply VBC to developments. Where it is 
applied, VBC will only apply to the Gross Internal Area 
of buildings and will only be applicable to buildings 
when the criteria set out in the policy are met.

8.30. To demonstrate that a building has not been 
made vacant for the sole purpose of redevelopment, 
an applicant will need to show that the building has 
been vacant for a continuous period of at least five 
years before the application was submitted and provide 
evidence that the site has been actively marketed for at 
least two of those five years at realistic prices.

H2
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EVIDENCE BASE LINKS
• Absorption Rate Study
• Affordable Housing Viability Assessment
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policies SP2 and SP4
• Place Policies (All)
• Design Policy D3
• Housing Policies (All)

POLICY H3: Housing Mix
New residential developments should deliver a mix 
of dwelling types and sizes, taking into account the 
following considerations: 
a)  providing 25% of all units as family housing (3 

beds plus), including OPDC’s most up to date 
Strategic Housing Market Assessment compliant 
mix for London Affordable Rent; 

b) optimising the proportion of family housing 
beyond 25% where this is appropriate;

c) all self-contained housing will be required to meet 
the London Plan and national housing space 
standards;

d) housing should be appropriately and flexibly 
designed to respond to changing needs over 
time; and 

e) sites should deliver 90% of units as Building 
Regulation M4(2) ‘accessible and adaptable 
dwellings’ and 10% of new housing as Building 
Regulation M4(3) ‘wheelchair user dwellings’ 
across all tenures, except where proposals are 
delivered in accordance with Policies H7 and 
H10.

SUPPORTING TEXT

8.31. Providing a range of different dwelling types 
and sizes supports the creation of mixed, balanced 
and sustainable communities and will help to meet the 
housing need of a range of household types.

8.32. OPDC’s SHMA (2017) identifies a need for 51% 
and 64% of affordable and market housing respectively 
to be family housing units with at least three bedrooms.  
This is supported by Labour Force Survey data which 
shows that the proportion of households in London with 
dependent children is growing. However, on average 
in London over the last nine years, the housing market 
and existing planning practice has delivered 20% of 
all tenures and 24% of affordable tenures as family 
housing units. Further evidence is available in the 
supporting Housing Evidence Statement.

8.33. Applications will be expected to deliver 25% 
of all units as family homes. The overall housing mix 
should include delivering the size mix for London 
Affordable Rent that is set out in the latest SHMA.  The 
housing mix for market and intermediate homes should 
be informed by the development site characteristics 
and the ability of the site to accommodate a mix of 
housing types and sizes, but should always look to 
optimise the proportion of family sized housing to meet 
the identified need. Policy H4 sets out the specific 
design requirements and appropriate locations within 
residential developments for family housing. OPDC 
will encourage early engagement from developers to 
discuss how family housing need can be met. 

8.34. While developments are expected to reflect 
the identified dwelling mix, rigid application of these 
may not be appropriate in every case and applicants 
are expected to take into account site characteristics, 
viability, location and other constraints. This overall 
approach to family housing seeks to strike a balance 
between the need assessed in the SHMA and 
incentivising developers to increase the level of family 
housing delivered.

8.35. All self-contained homes will be required to 
meet the London Plan and national housing space 
standards. This will ensure that new homes will have 
adequately sized rooms and efficient room layouts 
which are functional and fit for purpose.

8.36. London’s population is rapidly changing and 
housing requirements will change, both in the market 
and affordable sectors. Where feasible, all new housing 
units in the OPDC area should be designed with in-built 
flexibility to allow for units to expand or contract as 
household size, type and other circumstances change.

8.37. To ensure that homes are flexible enough 
for people to grow older in, OPDC will require that 
90% of new homes are designed to be accessible 
and adaptable and that 10% are easily adaptable for 
wheelchair users, in accordance with the Building 
Regulations, except for purpose-built shared housing 
and student housing proposals delivered in accordance 
with Policies H7 and H10. Wheelchair units should be 
marketed as suitable for wheelchair users and should 
be provided across all tenures.
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EVIDENCE BASE LINKS
• Affordable Housing Viability Assessment
• Housing Evidence Statement
• Precedents Study

POLICY LINKS
• Strategic Policy SP2, SP4, SP8 and SP9
• Place Policies (All)
• Design Policy D3
• Environment and Utilities Policy EU1
• Housing Policies (All)
• Town Centre and Community Uses Policy TCC4
• Delivery and Implementation Policy DI2

POLICY H4: Design of Family Housing
New housing developments should deliver family 
housing in accordance with Policy H3 taking into 
account the following considerations:
a) Where it is appropriate family housing should be 

located:
i) at the ground or first floor of developments 

with direct access to a garden or other secure 
private and/or communal open space for 
doorstep play; and

ii) close to usable public open space and 
appropriate social infrastructure.

b) Where family housing is located on other levels, 
applicants should provide convenient access to 
secure private and/or communal open space that 
is suitable for children.

SUPPORTING TEXT

8.38. The Old Oak and Park Royal area will be 
characterised by large-scale and high-density 
development. In this context, family sized housing 
(at least 3 bedrooms) in both the market and 
affordable sectors has to be sensitively designed and 
appropriately located to ensure that it is suitable for 
families with children to live in.

8.39. Homes designed for families with children 
should have direct, level access to private and secure 

external open space. This should be well designed and 
of adequate space for it to be suitable for children of 
all ages to play in. Ideally, this should be in the form 
of a garden at ground floor level.  However, OPDC 
acknowledges that through careful design, successful 
outdoor spaces for family housing can also be provided 
in other ways, such as child-friendly courtyards 
and large terraces. Applicants will be expected to 
demonstrate how their developments will provide 
adequate open space for the family units.

8.40. The internal layout of family homes should be 
designed to meet the needs of family life, for example, 
incorporating generously sized hallways and internal 
circulation spaces, utility rooms and sufficient space 

suitable for family members to undertake study or 
homework in private. There should also be adequate 
storage space. Where family homes are not entered 
directly from the street there should be convenient lift 
access from the ground floor to the front door.

8.41. Family housing should be developed in 
locations with easy access to public open space that 
is suitable for sports and games activities for children 
of all age groups and be located in walking distance 
of other social infrastructure such as schools and 
childcare providers.

Figure 8.5: Family Housing at East Village, Stratford
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EVIDENCE BASE LINKS
• Character Areas Study
• Heritage Strategy
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP4
• Place Policies (All)
• Design Policy D8
• Transport Policy T4
• Housing Policies (All)
• Delivery and Implementation Policies DI4

POLICY H5: Existing Housing
OPDC will:
a) resist the loss of existing residential 

accommodation, unless:
i) it is located within Strategic Industrial Location 

(SIL); 
ii) the proposal would result in new housing being 

provided at an equivalent or higher density, 
measured by unit numbers and floorspace; or

iii) its loss is critical to unlock the comprehensive 
regeneration of the area.

b) work with the London Boroughs of Brent, 
Ealing and Hammersmith & Fulham and other 
stakeholders to bring vacant residential properties 
back into use, including where appropriate, the 
use of empty dwelling management orders or 
compulsory purchase powers;

c) permit residential conversions of existing dwellings 
to two or more dwellings where:
i) at least one family sized unit (3 bed+) is 

provided through each conversion with access 
to private or communal open space;

ii) the converted dwellings meet the required 
National and London Plan space standards; 

iii) residential conversions maintain the amenity 
of neighbours, the general character of 
the surrounding area and do not result in 
cumulative stress on services, unless it is 
appropriately mitigated; and

iv) the proposal would not result in adverse 
impacts on parking and/or other local 
amenities.

SUPPORTING TEXT

8.42. OPDC is seeking to maximise housing supply 
across all tenures to meet local and London-wide need 
for more homes. Given the high demand for housing in 
the area, the loss of residential units from the current 
housing stock will not normally be acceptable. This 
includes hostels, accommodation providing an element 
of care, or dedicated homes for employees such as 
nurses, police officers or hotel staff.

8.43. Areas identified as Strategic Industrial Location 
(SIL) provide employment opportunities for local 
people. Within SIL, OPDC will permit the loss of 
existing housing stock. Outside of SIL, any proposals 
on sites with existing residential accommodation will be 
required to re-provide residential accommodation to the 
same or higher densities, measured in terms of both 
unit numbers and floorspace. 

8.44. Empty homes can undermine housing supply 
and negatively impact on residents in the surrounding 
area. If occupied, these dwellings can help to 
meet housing need.  OPDC will work with the local 
authorities, landowners and other stakeholders to 
bring vacant residential buildings back into habitable 
use. This could include, where necessary, using empty 
dwelling management orders or compulsory purchase 
powers (see Policy DI4, Delivery and Implementation 
chapter). 

8.45. OPDC will work with the London Boroughs of 
Brent, Ealing and Hammersmith and Fulham to agree 
a joint protocol to identify empty homes and work to 

bring them back into habitable use. This will enable 
the more efficient use of the existing housing stock by 
reducing the number of vacant, unfit and unsatisfactory 
dwellings. It will also enable OPDC to set and monitor 
targets for bringing properties back into use.

8.46. The area’s existing housing stock is limited but 
conversions can help meet housing need by delivering 
additional homes. OPDC’s SHMA identifies that there 
is a need for family housing within the area. Therefore, 
any conversions will be required to include provision 
of a 3 bed plus housing unit appropriate for families 
with access to secure open space. Any conversions 
will have to meet National and  London Plan space 
standards. Also where it is practicable, conversions 
should aim to meet the Building Regulations to 
increase the supply of accessible and adaptable 
dwellings.

8.47. Conversions can also increase the supply of 
smaller homes. However, the potential cumulative 
stress from conversions of larger dwellings to smaller 
homes on both the supply of family sized homes and 
on on-street parking provision, waste collection and 
other social amenities needs to be weighed against 
the wider economic benefits from such conversions 
and the resultant overall growth in the number of new 
homes.
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EVIDENCE BASE LINKS
• Absorption Rate Study
• Affordable Housing Viability Assessment
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP2, SP4 and SP9
• Place Policies (All)
• Design Policy D4
• Housing Policies (All)

POLICY H6: Build to Rent 
OPDC area.  Build to Rent can deliver homes quickly 
to support early place making and OPDC is supportive 
of proposals for high quality Build to Rent schemes, 
subject to the proposals according with the other 
relevant policies in this Local Plan.

8.49. Build to Rent will be required to provide 
affordable housing in the form of intermediate rent, 
preferably London Living Rent and this will be subject 
to viability. As it is not necessary to be a Registered 
Provider to deliver or manage intermediate rent, these 
units can be owned and/or managed by the same Build 
to Rent landlord as the market rent units. Where Build 
to Rent delivers units at London Living Rent they will 
not be expected to be offered to the tenants to buy. 
In accordance with Mayoral guidance, OPDC will not 
apply the threshold approach to viability to Build to 
Rent proposals.  

8.50. In accordance with the NPPF, affordable 
housing provided by Build to Rent providers should 
include provisions to remain at an affordable price 
for future eligible households or for the subsidy to be 
recycled for alternative affordable housing. This will be 
secured in a Section 106 agreement.

8.51. All homes within a Build to Rent development 
or block will need to stay under single ownership and 
management under a covenant of at least 15 years, 
meaning that individual units cannot be separately 
sold on and overall ownership of the development or 
block can only change if the scheme stays as Build to 
Rent. This will ensure a commitment to invest in place 
making and will provide better management standards 
and higher quality homes than much of the mainstream 
private rented sector.  

8.52. The covenant will need to include a clawback 
mechanism in the event of units being sold out of the 
Build to Rent sector during the covenanted period.

SUPPORTING TEXT

8.48. The Private Rented Sector (PRS) has been the 
fastest growing housing tenure in London in recent 
years. PRS now houses 30% of all households in 
London, up from 14% in 2002/03 according to the 
English Household Survey. The sector has become 
increasingly important in supporting labour market 
mobility, with four in five of those coming to London 
finding their first home in the PRS. Purpose-built Build 
to Rent can play an important role in meeting housing 
need and in supporting employment growth in the 

OPDC will require new self-contained purpose built 
Private Rented Sector (PRS) accommodation to: 
a) provide affordable housing in the form of 

intermediate rental products in accordance with 
Policy H2 with the exception of parts (a) and (c) of 
that policy; 

b)  be under single ownership and management, 
subject to a covenant for at least 15 years and in 
the event that any units are sold out of the Private 
Rented Sector a clawback mechanism will be 
used to secure appropriate affordable housing 
contributions;

c)  provide a Residential Management Plan; and
d)  offer longer-term tenancies of at least 3 years.

8.53. Build to Rent will be required to provide high 
quality and well-designed self-contained units that 
are serviceable for long-term renting. Any communal 
spaces and services also need to be well maintained 
for the benefit of future residents.  It should also be 
designed in a way that is suitable for the units to be 
converted into home ownership housing after the 
covenanted period, subject to future local housing 
market requirements and market conditions. 

8.54. Effective building management enhances 
and protects the long-term value of a development.  
Proposed schemes will therefore be required to provide 
a detailed Residential Management Plan of how the 
housing will be managed and maintained. Standards 
will be controlled and maintained as the proposed 
landlord will be required to register with the Housing 
Ombudsman. As part of their Residential Management 
Plan, applicants should provide details of how the 
proposal will be appropriately managed to minimise 
impacts on surrounding properties. This will be secured 
through a Section 106 agreement. As a minimum these 
should include detailed information on:

a)  move-in/out arrangements and how units are 
maintained during void periods;

b) how individual units will be managed and serviced 
during a tenancy term;

c)  how communal facilities, including landscaping, 
deliveries and collections will be managed;

d) scheme management arrangements, including 
arrangements for on-site staff;

e)  security and fire safety procedures; and
f) procedures for community liaison.

8.55. Longer tenancies (three years or more) should 
be available to all tenants. These should have break 
clauses for rents, which allow the tenant to end the 
tenancy with a month’s notice, any time after the first 
six months. Within these tenancies there should also 
be formula linked rent increases that are made clear to 
the tenant when the property is let.
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EVIDENCE BASE LINKS
• Absorption Rate Study
• Circular and Sharing Economy Study
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP2, SP4 and SP9
• Place Policies (All)
• Design Policy D4
• Environment and Utilities Policy EU7
• Housing Policies (All)

POLICY H7: Purpose-Built Shared Housing and Existing HMOs
Proposals for new purpose-built shared housing 
schemes will be supported where they:
a) demonstrate that they contribute to the creation 

of mixed and balanced communities by not 
undermining the delivery of conventional self-
contained housing supply;

b)  are located in appropriate locations that can 
absorb intensive usage;

c)  incorporate a high quality of design and shared 
space for occupants; 

d)  provide a Residential Management Plan; and
e)  offer a commuted sum in lieu of the provision of 

on-site affordable housing.

Proposals for conversions or loss of existing shared 
housing will be supported where they:
f) no longer meet identified local need for shared 

housing; 
g) do not comply with any relevant standards, 

including quality;
h) are not located in areas with a high public 

transport access level and facilities and services 
such as shops and social infrastructure; or

i) give rise to unacceptable impacts on amenity.

SUPPORTING TEXT

8.56. The overall vision for Old Oak and Park Royal 
is to provide new communities that are balanced 
and sustainable and meet a range of housing needs. 
Purpose-built shared housing schemes can make a 
contribution to this and support the sharing economy. It 
can play a role in meeting the housing needs of young 
professionals requiring employment mobility and others 
who would benefit from shared facilities.

8.57. Applicants will be required to provide evidence 
to demonstrate that there is a specific need for 
purpose-built shared housing. Overprovision of one 
type of housing would have an impact on the ability to 
achieve a mixed and balanced community. In addition, 
overprovision could undermine the overall delivery 
of standard self-contained housing types in the area. 
Large concentrations of shared housing may also have 
an unacceptable impact on the amenity of neighbouring 
residents.  

8.58. Applicants will be required to demonstrate that 
the proposed location is appropriate and can absorb 
intensive occupancy rates. This is likely to be in areas 
of the highest public transport accessibility.

8.59. Homes that have not been designed to comply 
with London Plan space standards or Building 
Regulations M4(2) and M4(3) should be well-designed 
to make the most practical use of the space available. 
Common shared areas should be appropriate for the 
intended occupiers and designed to a high quality. 
Schemes will be required to meet all relevant Housing 
Act and HMO standards and requirements. 

8.60. Applications will be required to provide a 
detailed Residential Management Plan, secured 
through a Section 106 agreement showing how the 

housing will be managed and maintained to ensure 
that it continues to be useable open space for future 
residents and not a cause of nuisance to other people 
living nearby. Minimum expectations with regards to 
the management and maintenance plans for shared 
accommodation are the same as they are for Policy H6 
at paragraph 8.54. 

8.61. Purpose built shared housing with common 
shared areas is unlikely to be provided at a price 
that is affordable for households identified as having 
an affordable housing need or be suitable for such 
households.  Applicants for purpose built shared 
housing proposals will be required to provide a 
commuted sum for the off-site delivery of affordable 
housing, the details of which will be set out in a SPD. 
This will enable more appropriately sized and self-
contained affordable housing units to be developed on 
another site within the OPDC area.

8.62. Existing HMOs can make a valuable contribution 
to the overall housing stock of the area at rents that are 
affordable to people who cannot access self-contained 
council housing or market level private rented sector 
(PRS) housing. These may include students in full-time 
education, migrant and seasonal workers living away 
from home and refuges run by voluntary organisations 
for people suffering from physical violence or abuse. 

8.63. Where existing HMOs are not carefully 
managed, they can pose a health and safety risk to 
the occupiers and if there is an overconcentration of 
HMOs in a location, they can negatively impact on the 
amenity of that location. Where evidence suggests this 
to be the case, OPDC will consider proposals to either 
improve the accommodation’s standard or accept its 
loss to an alternative housing use.
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EVIDENCE BASE LINKS
• Gypsy and Traveller Accomodation Assessment
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP4 and SP10
• Place Policy P4
• Housing Policies (All)

POLICY H8: Gypsy and Traveller Accommodation
SUPPORTING TEXT

8.64. There is currently one authorised site in the 
London Borough of Ealing, which falls within OPDC’s 
boundary. OPDC will work with the London Borough 
of Ealing to protect, safeguard and where possible 
improve the existing site so that it continues to provide 
suitable accommodation for the households who live 
there.

8.65. The Planning Policy for Traveller sites (PPTS 
2015) amended the definitions of gypsies and travelling 
showpeople for planning purposes, meaning that 
planning authorities are no longer required to plan and 
provide pitches for the needs of gypsies and travellers 
who do not travel for an economic purpose. OPDC 
has carried out a Gypsy and Traveller Accommodation 
Assessment (GTAA) to consider the current and future 
need for pitches and or plots in the OPDC area. This 
identified that there is no need to provide for additional 
pitches for gypsies and travellers in the area for the 20 
year Local Plan period.

8.66. OPDC’s GTAA also identified that there will 
be 12 newly forming households over the Local Plan 
period for which there will not be a requirement in 
planning terms to provide a pitch. These households 
are referenced in OPDC’s SHMA which has assessed 
the overall need for all types of housing over the Local 
Plan period. The need from the 12 newly forming 
households form 0.1% of the total objectively assessed 
housing need that is identified for the housing market 
area. 

a)  The existing Bashley Road Gypsy and Travellers 
Site will be protected for its current use;

b) OPDC will give careful consideration to the 
future needs of gypsies and travellers and work 
with the London Boroughs of Brent, Ealing and 
Hammersmith & Fulham to secure a sufficient 
supply of plots/pitches to meet the needs of 
existing and future gypsy and traveller households 
(including travelling show people);

c)  Any new sites, pitches and/or plots for travellers 
should:
i) be accessible to public transport, services and 

facilities and be capable of support by local 
social infrastructure;

ii) be capable of connection to energy, water and 
sewage infrastructure;

iii) provide safe access to and from the main road 
network; and

iv) support the health and wellbeing of the 
occupiers of the site by providing appropriate 
facilities, layout and design quality.

8.67. The Housing and Planning Act 2016 introduces 
a new duty (under Section 8 of the 1985 Housing Act 
that covers the requirement for a periodical review of 
housing needs) to consider the needs of people with 
respect to the provision of sites on which caravans can 
be stationed, or places on inland waterways where 
houseboats can be moored. 

8.68. The Grand Union Canal Places Policy (D3) 
includes the policy for meeting the need for houseboat 
moorings. OPDC will work with the host boroughs 
through OPDC’s Housing Panel and at its Duty to 
Cooperate meetings to determine any future needs for 
caravan dwellers and houseboat moorings on inland 
waterways as and when they arise.
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EVIDENCE BASE LINKS
• Housing Evidence Statement
• Precedents Study
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policy SP2, SP3, SP4 and SP10
• Place Policies (All)
• Design Policy D3 and D4
• Housing Policies (All)

POLICY H9: Specialist Housing
a) OPDC will support the delivery of specialist 

housing; 
b) Development proposals providing 1,000 or more 

homes will be required to provide 10% of units as 
specialist care and supported needs housing for 
older people and/or vulnerable people;

c) OPDC will require proposals for older persons or 
other specialist housing units to be:
i) appropriate for the intended occupiers in 

terms of the standard of facilities, the level of 
independence and the provision of support or 
care;

ii) of a high design quality, including inclusive 
design and provision of adequate internal and 
external space; 

iii) accessible to public transport, shops, services, 
community facilities and social networks 
appropriate to the needs of the intended 
occupiers; and

iv) accompanied by a Residential Management 
Plan.

SUPPORTING TEXT

8.69. The UK’s and London’s population is ageing and 
more people are living with long-term health conditions 
requiring additional care and support. This is a cost to 
the NHS and also to councils. Councils already spend 
30 to 35% of their budgets on adult social care. It is 

support service providers and the NHS and have 
arrangements in place for the long-term management 
of the scheme.

8.74. The London Plan benchmarks identify the 
need for intermediate and affordable rent units for 
older people, which is expected to form the majority 
of the specialist housing needs. As such, all forms of 
specialist housing will be required to provide affordable 
housing, subject to viability, where they are self-
contained housing units behind a lockable front door 
containing the normal facilities for cooking, eating and 
sleeping associated with use as a dwelling house i.e. 
they afford the facilities required for day to day private 
domestic existence. 

8.75. Specialist housing should normally be located 
in areas that are accessible to public transport and 
other local facilities such as shops, pharmacies and 
community facilities for the benefit of the residents 
themselves but also support staff and visiting family 
members.

8.76. Applications will be required to provide a 
Residential Management Plan, secured through a 
Section 106 agreement. This will need to provide 
details on how the housing and any space provided 
for the care and support services will be managed and 
maintained. Minimum expectations with regards to the 
management plans include:

a)  how regular on-site support and care facilities for 
residents will be managed and maintained;

b)  how ad-hoc requirements for additional support 
requiring access to the premises will be managed;

c)  how communal facilities, including landscaping, 
deliveries and collections will be managed;

d)  security and fire safety procedures; and
e) procedures for community liaison.

now widely recognised that the quality of life for older 
people and people of all ages with a physical disability 
can be increased and support costs reduced if they 
can live in homes that can foster their independence 
but easily accommodate any support needs they may 
have.

8.70. OPDC’s SHMA identifies that there is a need 
for 8,100 new specialist older person housing units 
within the SHMA area over the Local Plan period using 
Housing Learning and Improvement Network (Housing 
LIN) methodology. This represents 6.3% of the total 
objectively assessed need in the local housing market 
area covering the three host local authorities.  In 
addition to this need, social care departments in the 
three local authorities are working with other vulnerable 
people who would benefit from moving into a specialist 
housing unit with care attached. 

8.71. Dedicated specialist housing units will not be 
required on every scheme. However, in order to meet 
the need identified in the SHMA, OPDC will expect 
large housing developments of more than 1,000 units 
to provide at least 10% specialist housing units onsite. 
Large housing developments are more likely to be able 
to viably provide specialist housing units at scale and 
provide additional facilities and services that may be 
able to support the needs of residents.

8.72. Units provided under this policy will be in 
addition to the requirements for M4(3)units set out in 
Policy H3 on housing mix.

8.73. Specialist housing units under this policy will 
have to be designed to be flexible and achieve a 
high quality and be appropriate and inclusive for the 
intended occupants and provide adequate space 
for living, sleeping and care activities and that takes 
account of potential mobility issues of residents. Where 
on-site care and support will be provided adjacent 
to the residential units, applicants will be required 
to demonstrate arrangements between developers, 
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EVIDENCE BASE LINKS
• Absorption Rate Study
• Affordable Housing Viability Assessment
• Housing Evidence Statement
• Strategic Housing Market Assessment

POLICY LINKS
• Strategic Policies SP2, SP4, SP9 and SP10
• Place Policies (All)
• Design Policy D4
• Housing Policies (All)
• Delivery and Implementation Policies DI4

POLICY H10: Student Accommodation
a) Student housing will be supported where it:

i) contributes to the vibrancy and diversity of an 
area, especially in the early phases of the plan 
period;

ii) is located in areas with high PTAL and is easily 
accessible by non-motorised forms of transport 
and close to local amenities and designated 
town centres;

iii) does not undermine the delivery of 
conventional self-contained housing supply 
and housing targets; and 

iv) does not result in an overconcentration in any 
one specific location;

b) Proposals must provide a Residential 
Management Plan; and 

c) Where the proposal is not linked to a specified 
educational institution it will need to provide 
the maximum reasonable amount of affordable 
student accommodation, subject to viability.

specifically seek to deliver interesting and high quality 
facades, which complement the existing and emerging 
character of the area. 

8.81. Proposals for student housing should be located 
close to transport nodes so that students can easily 
access public transport, workplaces and services. 
Developments located close to transport nodes will 
also support with the movement of students especially 
during the start and end of terms. 

8.82. OPDC will expect proposals to be accompanied 
by a Residential Management Plan setting out how any 
impact on the surrounding area and the amenity of the 
neighbouring residents will be mitigated, particularly 
in relation to noise, disturbance and amenity 
impacts. These plans must also provide details of the 
management regime to be implemented on site, from 
first occupation and on an ongoing basis. Management 
and maintenance plans should, as a minimum, include 
detailed information as described in paragraph 8.54 
Policy H6 on Build to Rent. Compliance with approved 
management and maintenance plans will be secured 
through Section 106 agreements.

8.83. In accordance with Mayoral guidance student 
housing proposals that are not linked to an educational 
institution should make an appropriate contribution to 
affordable student accommodation, subject to viability.

SUPPORTING TEXT

8.77. The Mayor’s Academic forum has provided 
projections for the growth of full time students in 
London from 2011/12 to 2026/27 and the required 
additional purpose-built student accommodation that 
this growth generates. These projections estimate that 
by 2026/27 London’s current student population of just 
over 365,000 will have increased to between 429,391 
and 487,317.

8.78. OPDC recognises the many positive benefits 
that universities and higher education institutions and 
their students bring to London. Both enhance an area’s 
reputation as a dynamic and vibrant location, create 
a critical mass for the delivery or goods, services and 
events, provide local businesses with skilled workers 
and seasonal workers and can aid place making, 
regeneration and investment.   

8.79. Provision of purpose built student 
accommodation will be supported as part of an overall 
mix of housing types across the area but it must not 
result in an over-concentration in any one particular 
location in order to protect the long-term sustainability 
of local communities. This will avoid issues of:

a)  not achieving a mix and variety of housing in a 
location;

b)  overconcentration of one form of dwelling type;
c)  directly related noise and management concerns;
d) vacant premises at particular times of the year; and
e)  pressure on the transport infrastructure at particular 

times of the year (end/start of terms).

8.80. Proposals for student accommodation will be 
required to be of high quality in relation to design and 
size. Student housing schemes, by virtue of providing 
a number of units of the same size, can result in 
monotonous façade treatments which can negatively 
impact on the public realm. Proposals should 
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