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D: Affordable housing in LDFs
Notes from Workshop D -  including more recent discussion and information. 
Introduction

This briefing note is a record of our discussions to date and the situation at present. There is current uncertainty about the future delivery of affordable housing, with more detail likely to emerge in coming months: expanding on the Comprehensive Spending Review
; with publication of the Decentralisation and Localism Bill; and as local planning authorities develop their methodologies on overall housing allocations for LDFs; etc. 
In the interim however, it is critical that we continue to lobby for the best policies for the delivery of affordable housing in LDFs
 and there are a number of questions and approaches that branches/district groups might pursue: 
· How is affordable housing being tackled within the LDF? 
· What degree of detail will be covered in the core strategy? Is a Supplementary Planning Document (SPD) on affordable housing proposed and, if so, will it be produced in advance or following the core strategy? What policy on affordable housing is already adopted in earlier plans? 
· What evidence base on local need is available?
· Does existing/proposed policy: 

· Distinguish the different spatial situations across the LDF area in relation to housing affordability and the need for affordable housing?  (Covering, for example, towns in coastal or other attractive areas with high affordability ratios; other urban areas; countryside close to major cities and towns; remoter parishes needing regeneration; and the needs of small rural settlements.)
· Set appropriate thresholds (ie lower than 15 where appropriate) and targets for sites for these different situations? 

· Include policy to assist with delivery for small rural settlements, including setting criteria/ more detailed policy on use of exception sites?

· Consider policy for the allocation of sites solely for affordable housing?

The following provides more background on some of these issues.

The current situation
· There continues to be widespread concern in the South West about the lack of delivery of an appropriate level of affordable housing. The limiting factor has been, and continues to be, a complex combination of limited public funding (despite an increase in budget in the last few years), limited developer contributions (especially following the economic crisis) and slow local authority policy development
. 

· The recently published Rural Coalition report (of which CPRE is a member) 
 advocates a range of new ways in which the delivery of affordable housing in rural communities might be improved, while the Government has just announced an outline of its plans to reform affordable housing as part of its Comprehensive Spending Review (see footnote 1).    

Definitions
· Affordable housing is currently defined in Planning Policy Statement (PPS) 3 Annex B
. It is also important to distinguish between it and the concept of ‘affordability’. The latter is usually expressed as the ratio of lower quartile house prices to lower quartile earnings/income
. 
Examples of coverage in LDFs 

· Hambledon, N Yorkshire, has a SPD that has been found sound and specifically covers affordable housing – with high-level coverage in its core strategy. It provides a useful example of a rural district. However good practice in LDFs is being developed all the time, so this is not necessarily a definitive model for affordable housing policy.

· In the South West, South Hams is the only LDF with both a complete adopted core strategy and an affordable housing SPD (but still raising some concerns with the local CPRE group). Bournemouth has a SPD on affordable housing, but not yet a core strategy. Poole has a core strategy that is adopted and consulted on a SPD on affordable housing in the spring. Cornwall is currently consulting on a SPD on affordable housing in advance of its core strategy (Cornwall branch has concerns about aspects of the draft).
National and former regional policy and evidence
· National policy on affordable housing in LDFs is covered in PPS3 para 29 and rural affordable housing in para 30. The detail is important reading. In particular para 29 requires that in Local Development Documents, Local Planning Authorities should: 

· set targets for social-rented and intermediate affordable housing; 

· specify the size and type of affordable housing likely to be needed in particular locations; 

· set out the range of circumstances in which affordable housing will be required. The national indicative minimum site size threshold is 15 dwellings. However, local planning authorities can set lower minimum thresholds, where viable and practicable, including in rural areas.  This could include setting different proportions of affordable housing to be sought for a series of site sized thresholds over the plan area. …: 
·  set out the approach to seeking developer contributions ….where it can be robustly justified, off-site provision or a financial contribution in lieu  of on-site provision … maybe accepted 
     (our underlines).
· On 6 July 2010 the Secretary of State announced the revocation of Regional Strategies. Guidance issued
 makes no specific reference to affordable housing, but states that: 

·    Local planning authorities should continue to develop LDF core strategies and other DPDs but they may decide to revise emerging policies;

·    Adopted DPDs and saved policies will continue to provide the statutory planning framework. Local authorities may decide to review these now that Regional Strategies have been revoked. There is no need to review the whole LDF, only those issues or policies which local authorities wish to revisit. 

·    Some authorities may decide to retain their existing housing targets that were set out in the revoked Regional Strategies. Others may decide to review their housing targets, including the possibility of returning to the level of provision submitted to the original Regional Spatial Strategy examination.

·    The figures concerned will still need to be evidence based and clearly justified in line with the requirements of PPS3. 

· Evidence base is therefore still critical for affordable housing policy (and for other housing policies such as those dealing with housing mix and vacancy). The local authority planning area Annual Monitoring report should provide one source.
 

· The statement and PPS3 makes reference to the potential use of evidence from Housing Market Area Assessments. These assessments have now been completed for all the Housing Market Areas across the South West - see separate more detailed briefing annexed (a handout for Workshop A). They make reference to affordable housing – but are varied in their approach and coverage of rural affordable housing issues. 
· Policy development and analysis from Policy H1 from Proposed changes to draft RSS (2008) may also be helpful:
Within the xxx dwellings per annum (at least) required for the region, at least 10,000 affordable homes per annum will be provided in the period to 2026. Provision will be made for at least 35% of all housing development annually across each Local Authority area and Housing Market Areas to be affordable housing, with authorities specifying rates up to 60% or higher in areas of greatest need. [Our underline and bold.]
Development Plan Documents should include policies to deliver a substantial increase in the amount of affordable in the region and reflect the outcome of joint working including Strategic Housing Market Area Assessments. These should:
· Specify targets for and proportions of affordable housing;

· Identify an appropriate division of affordable housing between social rented and intermediate tenures;
· Help to secure and maintain an appropriate supply of affordable housing in the wider context of maintaining an overall five year housing land supply.

Thresholds and targets for different spatial situations
· It can be seen from the above that policy in LDFs on thresholds and targets for the provision of affordable housing is a critical issue.  However, there is no coherent approach across the South West. South West Council’s Annual Monitoring Report 2009 included an analysis of thresholds to require developer contributions for affordable housing (Fig 3.6 on p29)
. This indicates that the situation is patchy across the South West. Thresholds are at the standard 15 for most urban areas, but c 9 local authorities have set lower thresholds between 1 and 10 homes.  In rural situations c10 local authorities still have a threshold of 15 homes, with c 25 local authorities having set thresholds of between 1 to 5 homes. 

· In c 2005/6 the Regional Housing Body carried out an initial study of affordability at ward/parish level. More recent regional-level analysis of affordability has been at district level (because the ward level is more expensive), but the earlier information on relative affordability could still be useful for local planning authorities to help develop more sophisticated spatial policy in relation to targets and thresholds. It often varies considerably between adjacent parishes – district-level analysis does not capture this variation. For example, wards/parishes with the highest affordability ratio might be identified in LDFs where more than 60% affordable housing might be required. Rural Community Councils also hold recent research (2009) on rural deprivation with information at parish/ward level that could provide useful evidence base. 

Small rural settlements
· In the South West land allocation for housing including affordable homes is likely to go to towns and larger villages with a population over 3,000 and/or with a range of services. However some smaller rural settlements, with more limited services, may still need affordable housing to maintain a mixed community socially. Our discussions have developed the following criteria:

· We strongly support the provision of affordable housing in smaller villages to help maintain mixed communities (Affordable housing keeps villages alive, 2010, the recently published booklet by the National Housing Federation, with partners including CPRE, provides the advocacy for this.) 
· The bulk of provision should be in towns/ larger villages where there is access by foot/bicycle/public transport to services such as shops, schools, doctors, etc. 
· We need to press for objectives and policy approaches in LDFs to maximise the use of vacant property, redundant buildings and brown-field land in sustainable locations. A series of small sites might be preferable to one large one. 
· Local need should be assessed by studies at parish level, for example as part of parish appraisals, for small groupings of parishes, etc. Local needs studies need to be up-to-date and good quality. 

· Where mixed housing, including a proportion of affordable homes is to be provided, land needs to be identified through the Strategic Housing Land Availability Assessment (see Briefing note B) and incorporated in the LDF allocation for housing. 

· Exceptions sites should be used only exceptionally and for affordable homes only - as required under national planning policy (see PPS3 para 30). 
· Sites put forward by landowners are not necessarily the most sustainable. (Examples of poor location continue eg villages in Avonside and Dorset, where land was proposed, respectively, within an AONB and across a main road, when a brown-field site existed next to the school.) 
· In most instances there is no need for more market housing in small villages. However this leaves the dilemma of how rural affordable housing will be delivered (if appropriate land does not come forward and due to the limited funding available).
· Publicly owned land may help, but funding affordable rural housing continues to be a problem. There needs to be a new approach to unlock delivery and new solutions need to be pursued, as per the recommendations in the 2009 Matthew Taylor report. 
· CPRE and National Housing Federation’s joint affordable rural housing charter 2008: Save Rural England – build affordable homes is a useful reference listing some additional criteria (1. More public investment; 2. Effective planning; 3. Securing mixed neighbourhoods; 4.  Better use of existing buildings; 5.  Achieving high design and environmental standards; 6.  Restricting the right to buy; 7. More social rented homes; and 8.  Community-centred approach.) 
· The 2010 Rural Coalition report: The rural challenge - achieving sustainable rural communities for the 21st century develops the Matthew Taylor report recommendations in the current context. CPRE is a member of the coalition
. 
· We need to continue to press for new mechanisms to ensure that funding can be levered in to assist these smaller rural communities, as the Government develops its new proposals for affordable housing.  *****
� The relevant text from the Comprehensive Spending Review is as follows: 





Social housing paras 1. 67, 68 and 69 & Box 2.2: Affordable Housing Reform: The Government believes social housing is an important element in fostering community cohesion and supporting households in housing need. The number of social rented properties fell between 1997 and 2009. The result has been rising housing waiting lists combined with growing numbers of workless households trapped in dependency on subsidised housing. In the 1970s, 11 per cent of households in social housing had no earner, by 2003-04, this had risen to 69 per cent.


The Government wants to make social housing more responsive, flexible and fair so that more people can access social housing in ways that better reflect their needs. In future, social housing will more effectively reflect individual needs and changing circumstances. Social landlords will be able to offer a growing proportion of new social tenants new intermediate rental contracts that are more flexible, at rent levels between current market and social rents. The terms of existing social tenancies and their rent levels remain unchanged. This is fair to households and reduces costs for taxpayers.


Taken together with continuing, but more modest, capital investment in social housing, this will allow the Government to deliver up to 150,000 new affordable homes over the Spending Review period.





Para 2.29 The Department for Communities and Local Government (CLG) settlement includes:


•• a programme to deliver up to 150,000 new affordable homes over the Spending Review period accompanied by major reforms; •• reforming the council housing finance system so local authorities have greater control over their own finances, and can reinvest to meet local housing need; •• reforming the planning system and introducing a New Homes Bonus to support economic growth and increase housing supply;





2.33 Social housing will be reformed to provide a more tailored response to individual need at lower cost (see Box 2.2). Investment alongside this reform will deliver up to 150,000 new affordable homes by 2014-15. Meanwhile, investment via the Decent Homes programme will continue to improve the existing social housing stock.





2.34 CLG’s overall resource budget will reduce by 33 per cent in real terms over the period. Within this, CLG will devolve £1.6 billion to local government…





� Our latest estimate is that c 28 core strategies will be at draft or EiP stage in the South West in 2011.


� The South West Councils last Annual Monitoring Report, published in March 2010, indicates that only 5,645 of the 22,638 new houses delivered in the South West during 2008/9, were affordable homes. This was a 12% increase on the previous year - reflecting increased funding from Government, but was still lower than the indicative target of 6,000 -10,000 per annum in the former RPG10 and the 10,000 per annum in Proposed Changes to draft RSS (2008). No similar monitoring report is being developed for 2009/10, but Homes and Communities Agency (H&CA) statistics indicate that there were 5,888 completions and 5,708 starts for affordable housing in the South West for 2009/10 under its programme (relatively few additional units are likely to have been delivered outside of that programme). The last available H&CA investment report for the South West (April 2010) indicates allocations for 16,553 affordable homes over the two years 08/09 and 09/10 (an average of 8,276 pa), while the target for the 3-year programme including 2010/11 was  21,481. Projected completions for 2010/11 for the programme are 6,250 (verbal communication). Some completions will fall into 2011/12. The April 2010 report also indicates concerns at the limited amount of developer contributions providing added value to the programme via Section 106, while the evidence that we submitted to the Examination in Public (EiP) of draft RSS in 2007, indicates that only about 10% of affordable homes are 100% financed through developer contributions (The rest require a combination developer contribution and public subsidy.).





� The Rural Coalition, 2010: The Rural Challenge - achieving sustainable rural communities for the 21st century. The coalition includes CPRE and was chaired by Matthew Taylor.  Another new report is the Buchanan report, 2010: Research on rural housing affordability, for DEFRA.








� Affordable housing includes social rented and intermediate housing, provided to specified eligible households whose needs are not met by the market. Affordable housing should:





- Meet the needs of eligible households including availability at a cost low enough for them to afford, determined with regard to local incomes and local house prices.


- Include provision for the home to remain at an affordable price for future eligible households or, if these restrictions are lifted, for the subsidy to be recycled for alternative affordable housing provision.





Social rented housing and intermediate affordable housing are further defined with intermediate affordable housing being: Housing at prices and rents above those of social rent, but below market prices or rents, and which meet the criteria set out above.  These can include shared equity products, other low cost homes for sale and intermediate rent. ‘Low-cost market’ housing is not included.





� Care needs to be taken that comparable data are being used with these ratios: earnings or sometimes income may be used, and in some instances simply average house price to average earnings/income.





� In practice, however, because of the need for affordable housing in market towns and larger villages, this rarely appears to enable provision in adjacent small rural communities.





� For further detail see:  � HYPERLINK "http://www.communities.gov.uk/documents/planningandbuilding/pdf/1631904.pdf" ��http://www.communities.gov.uk/documents/planningandbuilding/pdf/1631904.pdf�


� South West Observatory  � HYPERLINK "http://www.swo.org.uk" ��www.swo.org.uk� has links to county-based monitoring information. 





� New supporting text in Proposed changes - A range of measures will be required in order to achieve the step change in affordable housing provision set out in this strategy at the local level. This may include specifying different affordable housing targets to the average regional figure set out in Policy H1


and/or lowering size thresholds where affordable housing may be sought on individual sites for example. In developing policies for affordable housing at the local level regard should be had to assessments of economic viability, scale of need and impact on overall levels of housing delivery.





� We successfully lobbied  2/3 years ago for information on thresholds to be gathered as part of the AMR and this was the first year that there was sufficient information to analyse. We also lobbied for regional guidance on thresholds but the RSS EiP clarified that policy requires this to be set at LDF level.  





� The report reflects many of the points we identify and recommends a number of ways in which delivery might be addressed. In relation to LDFs, for example, it recommends that the proposed ‘community right to build’ remain within the planning system and suggests criteria are set out in local plans.
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NB This seminar was held before the change of Government in May 2010.  Please note that changes to the planning system, especially the regional tier, and to the delivery mechanisms for affordable housing may have been made since these notes were compiled. 


