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Draft New London Plan 
Examination in Public 

 
Statement of LB Camden 

 
M24. Would policies H5 to H8 provide a justified and effective approach 
to delivering affordable housing to meet the good growth objectives set 
out in Policy GG4? Overall, would they provide an effective strategic 
framework for the preparation of local plans and neighbourhood plans in 
relation to affordable housing?  
 
This statement only addresses the Panel's sub-questions under Matter 26 where 
they are relevant to the Council's particular concerns. 
 
 
Policy H5 Delivering Affordable Housing 
 
Camden Council's formal response to the draft London Plan indicates that the 
Council generally supports most elements of Policy H5, but has some concerns in 
relation to detailed aspects of the policy. 
 
The minor suggested changes published in August 2018 do not address all of our 
concerns in relation to detailed aspects of Policy H5 and supporting text. 
Consequently, the Council asks the Panel to consider its original representations 
on Policy H5 in the context of Matter 24. 
 
d) Would the approach to affordable housing providers, public sector 

land and industrial land be justified and effective? 
[... see also e) below] 
f) Does the approach taken in Policy H5 provide sufficient flexibility to 

take account of local circumstances? 
 
Our formal response seeks clarification of the relationship between Policy H5 and 
Policy H10. We consider that applying the 50% target in relation public land 
where additional homes are provided as part of an estate regeneration scheme 
would not be viable in many instances and therefore would not be justified or 
effective. Camden Council welcomes the Mayor's suggested footnote 41E to 
Policy H5, which indicates that Policy H10 applies to estate regeneration schemes 
on public sector land. We consider that Policy H5 is more likely to be effective as 
a consequence of the suggested footnote. 
 
Our formal response also indicates that additional flexibility should be added to 
Policy H5.A(4) or the supporting text by acknowledging that a lower proportion 
may be appropriate where other significant public benefits being delivered (e.g. 
community investments such as schools and community centres). The formal 
response sets out significant detail about the Council's Community Infrastructure 
Programme, specific schemes that have been approved and/ or completed, and 
the package of housing and community infrastructure they are delivering.  
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Camden Council notes that the Mayor has suggested changes to the wording of 
Policy H5.A(4) and addition of a new paragraph 4.5.4B in relation to public sector 
land. The Council does not object to the Mayor's suggested changes (although 
we question the focus on 'essential workers' in paragraph 4.5.4B), but equally 
does not consider that they address our concerns. Further, we do not consider 
that the approach to public sector land in Policy H5 will be effective if it prevents 
Camden Council and other public bodies from delivering the community 
infrastructure needed to support growth. 
 
The Council supports the threshold approach to viability testing set out in the 
London Plan, and is content that the threshold for a fast-track approach on public 
sector land should be set at 50% affordable housing. However, the Council is 
seeking a simeple acknowledgement that public sector land has an important role 
in delivering community infrastructure, and that it may not be possible to deliver 
50% affordable housing on an individual site (or across a portfolio) where 
development on the land also needs to provide or fund major infrastructure 
items. Without such an acknowledgement, it will be more difficult to achieve 
community support for developments on public sector land that deliver schools, 
community centres or open spaces, but cannot also reach the 50% affordable 
housing threshold. 
 
To introduce flexibility to meet local investment needs and ensure that Policy H5 
is effective in providing for the community infrastructure necessary to support 
growth, we propose the following changes to the Mayor's suggested paragraph 
4.5.4B. We also propose a broadening of the reference to 'essential workers' in 
this paragraph, as we are concerned that the current wording may lead to an 
expectation that housing on public sector land will be geared to a specific group, 
rather than the mix of affordable housing products set out in Policy H7. 
 
Proposed change to paragraph 4.5.4B  
(based on the minor suggested changes August 2018) 
 
4.5.4B 
Public sector land represents an opportunity to deliver homes that can meet the 
needs of London’s growing population and workforce, including essential 
workers who maintain the function and resilience of the city. Public sector land 
also has an important role in delivering the social and community 
infrastructure needed to support growth. The Mayor expects that residential 
proposals on public land should deliver at least 50 per cent affordable housing on 
each site. The Mayor acknowledges that 50 per cent affordable housing 
may not be viable where development of public sector land will also 
deliver or fund social infrastructure or other public benefits, but 
considers that in these cases the appropriate proportion of affordable 
housing should be determined via the Viability Tested Route set out in 
Policy H6. Public sector landowners with an agreement with the Mayor may 
provide 50 per cent affordable housing across a portfolio of sites provided at 
least 35 per cent affordable housing is provided on each site, with the required 
affordable housing tenure split on the initial 35 per cent. 
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e) In requiring on site affordable housing generally, would the policy 

provide adequate flexibility to take account of local circumstances? 
 
Our formal response to Policy H5 suggests that clause B should be amended to 
give greater flexibility for off-site delivery of affordable housing, but maintain the 
position that payments in lieu should only be provided in exceptional 
circumstances. On reflection, we consider that London Plan paragraphs 4.5.5 and 
4.5.6 indicate clearly that off-site delivery is preferred to cash in lieu, and that 
Policy H5B provides adequate flexibility to take account of local circumstances. 
Nevertheless, the Council would support changes to clause B to indicate that: 
affordable housing should only be provided off-site where it cannot be delivered 
on-site, or an alternative site would yield more affordable housing and better 
deliver mixed and inclusive communities; whilst affordable housing should only 
be provided as a cash in lieu contribution in exceptional circumstances. 
 
 
Policy H7 Affordable Housing Tenure  
 
Camden Council's formal response to the draft London Plan indicates that the 
Council supports the overall breakdown of 30% London Affordable Rent, 30% 
intermediate housing, and 40% borough-determined tenure, as set out in Policy 
H7P, but has a number of concerns in relation to other aspects of the policy and 
supporting paragraphs. 
 
The minor suggested changes published in August 2018 do not address all of our 
concerns in relation to Policy H7 and supporting paragraphs. Consequently, the 
Council asks the Panel to consider its original representations on Policy H7 in the 
context of Matter 24.  
 
The minor suggested changes introduce an additional concern in relation to the 
flexibility provided over the mix of affordable products in relation to homes which 
exceed a 35% affordable housing percentage. 
 
This sets out the Council's remaining and additional concerns in the light of the 
minor suggested changes. 
 
Table 4.3 
 
The Council's formal response to Policy H7 indicated that Table 4.3 related more 
closely to Policy H12 Housing Size Mix than to Policy H7, and suggested the table 
should be moved to the paragraphs supporting Policy H12. We note that the 
Mayor's suggested changes include relocating Table 4.3 before paragraph 4.12.2, 
and strongly support this move. 
 
a) Would Policy H7 be effective in delivering the tenure of affordable 

housing to meet the objectives of Policy GG4?  
 
The Council's formal response to Policy H7 expressed concern about the 
ambiguity of the term the collective term "low cost rented homes", and 
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suggested that clause A 1) should relate more clearly to London Affordable Rent 
and Social Rent. We consider that the Mayor's suggested changes to clause A 1) 
make it clear that low cost rented homes refers to London Affordable Rent and 
Social Rent, and strongly support these changes. In our view, Policy H7.A1) will 
be effective in delivering a key tenure of affordable housing to meet the 
objectives of Policy GG4. 
 
The Council does have some concerns in relation to clause A 2), which are set 
out in response to sub-questions b) and c) below. 
 
b) In light of the identified need for low cost rental homes, would the 

split of affordable products in this policy be justified and effective? 
Would it provide sufficiently for boroughs to determine tenure 
locally to meet local needs and reflect local circumstances?  

c) Would the preferred affordable housing tenures be justified and 
effective in meeting identified need?  

 
The Council's formal response indicated our concern that in some boroughs, 
including Camden, London Shared Ownership will rarely be affordable to 
households with incomes below the £90,000 income cap. The Council considers 
that Policy H7.A2) and/ or paragraphs 4.7.6/ 4.7.9 should indicate that London 
Shared Ownership will not be appropriate in circumstances where the capital 
value of new homes is very high, and that these circumstances may apply in 
most parts of some Central London boroughs such as Camden. Without such a 
caveat, the intermediate product provided in parts of London may only be 
available to those with access to substantial capital, and the provision for London 
Shared Ownership in Policy H7.A2) will be neither justified nor effective. 
 
The provision of a caveat in paragraph 4.7.6/ 4.7.9 would be consistent with the 
Mayor's Affordable Housing and Viability SPG 2017, which states in paragraphs 
2.47 to 2.49: 
"The Mayor will, and LPAs should, seek to ensure that intermediate homes are 
provided for households with a range of incomes below the upper limit...  for 
intermediate dwellings to be considered affordable, annual housing costs, 
including mortgage (assuming reasonable interest rates and deposit 
requirements), rent and service charges should be no greater than 40 per cent of 
net household income... Generally shared ownership is not appropriate where 
unrestricted market values of a home exceed £600,000." 
 
Land Registry data from the UK House Price Index shows that the average sales 
price for new build properties in Camden in August 2018 was just below 
£840,000 (£838,512), and had remained at around this level for the preceding 
year. The average price paid by first time buyers (new build and existing homes) 
was slightly lower at around £720,000 (£716,539). Capital values at these levels 
are exceedingly challenging for shared ownership, as a purchaser will usually 
need to fund at least a 25% share through savings and a mortgage, and pay rent 
at around 2.5% of the remaining equity plus a service charge in addition to 
servicing their mortgage. 
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The Council's formal response also noted that LB Camden sets its own eligibility 
criteria in relation to intermediate rent homes, as provided for by draft London 
Plan paragraph 4.7.10. The Council operates its own register for those interested 
in intermediate rent, and provides properties through a wholly owned company, 
Camden Living, augmenting the provision made by registered providers. Camden 
Living has been highly successful in targeting non-dependent children living in 
overcrowded social rented homes and key workers in jobs such as teaching and 
nursing. The Council is exceedingly concerned about provisions in paragraph 
4.7.10 that prevent local eligibility criteria from being applied when homes are 
re-let, as re-lets are expected to be a significant proportion of supply as the 
stock of intermediate rent homes grows and matures. We note that the existing 
London Plan does provide for local eligibility criteria to apply to relets. 
 
The Council's final concern in relation to Policy H7 arises from the minor 
suggested changes to paragraph 4.7.11. The paragraph provides flexibility over 
the affordable product for those homes above a 35% proportion of affordable 
housing. The Council was content with an element of flexibility under the original 
drafting, which provided for the product to be agreed with the borough and the 
registered provider, however we are not content with the new wording which 
removes the influence of the borough and provider, and instead favours 
maximising output and the applicant's preference. 
 
We consider that this change will inevitably mean that any provision over the 
35% in Camden will take the form of London Shared Ownership, despite the 
evidence presented above that shared ownership will not be affordable in 
Camden. The Council therefore objects to the Mayor's suggested change to 
paragraph 4.7.11. 
 
To avoid the risk of London Shared Ownership being provided where it is not 
affordable and better fit the preferred affordable tenures to local circumstances, 
we propose the following changes to paragraph 4.7.9. To ensure that 
intermediate rent products help to relieve the pressure on the social/ affordable 
rented stock and make this provision more effective, we also propose the 
following changes to paragraph 4.7.10. To ensure that the mix of products in 
schemes with over 35% affordable housing takes account of affordability, we 
further propose the following changes to paragraph 4.7.11. 
 
Proposed change to paragraphs 4.7.9 and 4.7.10 
(based on the minor suggested changes August 2018) 
 
4.7.9 
For dwellings to be considered affordable, annual housing costs, including 
mortgage (assuming reasonable interest rates and deposit requirements), rent 
and service charge, should be no greater than 40 per cent of net household 
income, based on the household income limits set out above. Boroughs should 
seek to ensure that intermediate provision provides for households with a range 
of incomes below the upper limit. Generally shared ownership is not 
appropriate where unrestricted market values of a home exceed 
£600,000, as the combination of deposit, mortgage costs, rent and 
service charges will not be affordable to most households with incomes 
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below the upper limit. Given prevailing capital values in London, shared 
ownership may not be appropriate in significant areas of some London 
boroughs. 
 
4.7.10 
In addition to the income caps, boroughs may set other eligibility criteria for the 
intermediate units, reflecting local housing need. However, any local criteria 
including income caps below the maximum amounts set out above, should 
automatically cascade out to the London-wide eligibility criteria within three 
months to ensure that units are not left vacant. Re-sales and re-lets should be 
available to those meeting the London-wide income caps as soon as they 
become available and not be restricted by local eligibility criteria. Homes 
should be made available through the new Homes for Londoners online portal. 
 
4.7.11 
To follow the Fast Track Route, the tenure of 35 per cent of homes must adhere 
to the tenure split set out in Policy H7 Affordable housing tenure. Where a 
scheme is delivering more than 35 per cent, the tenure of the additional 
affordable housing is flexible and should be agreed between the borough, 
Registered Provider and applicant taking take into account local needs and 
affordability and the need to maximise affordable housing provision along with 
any preference of the applicants to propose a particular tenure. 


