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1. INTRODUCTION AND PURPOSE OF THIS DOCUMENT
1.1 
The purpose of this document is to inform all stakeholders of the principles to 
be followed in bringing forward and delivering the affordable housing 
elements of the West of Horsham Strategic Development Area. 
1.2 
The Council’s aim in putting this forward is to inform and guide the master 
planning process from an early stage, to ensure a cohesive approach to this 
development. It should be regarded as a development brief or blueprint. The 
content of this will form part of the overall Supplementary Planning Document 
being produced to guide the West of Horsham Development. 
1.3 
Planning Policy Statement 3 – Housing (“PPS3”) together with its companion 
guide “Delivering Affordable Housing” sets the scene for Local Authorities to 
expand on their over-arching planning policies through Local Development 
Documents.  The Council has formed the view that this document is an 
appropriate response to such requirements with the aim of seeking to secure 
a mixed, sustainable community west of Horsham. 

1.4 
Given the approximate 10 year delivery timescales for this development, the 
detail of this blueprint 
and the Council’s approach to implementing it may well 
need to be revisited during the scheme’s overall lifetime. Progress will need 
to be monitored as for example funding availability, development standards, 
costs, the planning climate, housing needs or other circumstances change. It 
will be kept under review.
1.5 This document will not restate policy and strategy as set out in PPS3, the West Sussex Structure Plan, the (Draft) South East Plan, the District Council’s Local Development Framework Core Strategy (Policy CP12),  its Planning Obligations Supplementary Planning Document (SPD) and Horsham District Community Strategy. 

1.6 
Similarly it does not set out to restate or prove affordable housing need.

1.7 
It works from those established points as per the Council’s Core Strategy 
evidence base and ongoing updating and monitoring processes.

1.8 
This blueprint for affordable housing should be considered alongside the 
other sections of the master planning process covering the equally vital 
community, recreational, transport / access and other / wider aspects of the 
strategic development. It will 
be vital not to view the housing provision, 
including affordable housing, or any other area, in isolation. By setting the 
principles out in this fashion however, the Council considers that they will be 
easier to reference and more readily accessible.
1.9 
It is expected that there will be an overall housing section to the West of 
Horsham SPD, which this section will need to be consistent with. It is 
expected that 
within the overall master planning guidance there will be a 
statement on 
building sustainable, balanced communities and need for an 
appropriate mix of type and tenure throughout the development as a 
whole.  
1.10 It is expected that the overall guidance will also include statements on 
integration, community cohesion, design, quality and environmental 
sustainability issues. These are relevant to the housing provision overall at 
West of Horsham.
1.11 The KEY POINTS the document puts forward to guide the affordable housing provision West of Horsham are set out in the following text box (overpage), in no particular order. While this provides a summary of the headlines for ease of access, these key points should not be read in isolation. The context that this blueprint sets out will be relevant. In particular the Council is aware of the need to monitor and review, as at 1.4 above. Related to this, the purpose of these statements is to set clear requirements as they can be best expressed at the time of preparing this document. The intention is to guide affordable housing provision in a way that best meets priority needs, ensures affordability and that relevant standards are met; and confirms the importance of all parties working in a way which ensures optimum access to grant and other funding, and optimal delivery from the overall available resources.                                                                                                         



2.
POLICY REQUIREMENTS 
2.1 The West of Horsham Strategic Development will be expected to include 40% affordable housing. This will primarily be calculated on the basis of the number of homes (units) on the assumption that the mix of affordable housing units will follow as closely as possible the market housing mix. However there are other ways of calculating the affordable housing content, for example, floor area based. This might apply where the Council requires provision which is of a different type to the market housing profile of a particular phase. Alternative approaches to calculating the mix will be agreed with developers if / as necessary, but not used as the primary approach.
2.2 This will be provided on site. This is a key opportunity to secure provision rather than accept monies to be spent elsewhere.
2.3 It will be secured through the use of planning obligations agreements (currently s106) with the developer / constructor receiving reasonable build costs for the completed affordable homes and serviced land being provided at nil cost for these homes. Full details of the process are provided in the Council’s Planning Obligations SPD which should be read in conjunction with this blueprint. In order to set parameters for the negotiation and procurement processes, the Council considers the following benchmarks to be appropriate for sums paid by RSLs to developers for completed affordable homes (regardless of tenure, gross internal areas):

1 person 1 storey dwelling

30-35 sq m
£33,000-38,500


2 person 1 storey dwelling

45-50 sq m 
£49,500-55,000

3 person 1 storey dwelling

57-67 sq m
£62,700-73,700

4 person 1 storey dwelling

67-75 sq m
£73,700-82,500

5 person 1 storey dwelling

75-85 sq m
£82,500-93,500


5 person 2 storey dwelling

82-85 sq m      £90,200-93,500  


6 person 1 storey dwelling
          
85-95 sq m      £93,500-104,500   


6 person 2 storey dwelling

95-100 sq m
£104,500-110,000


6 person 3 storey dwelling

100-105 sq m
£110,000-115,500

7 person 2+ storey dwelling

108-115 sq m
£118,800-126,500


The guide property sizes are as set out at 3.2.2 below.

These figures are intended to set a broad expectation rather than be prescriptive. They are based on a cost guide of £1100 per sq m as determined in conjunction with the District Valuer.  These will be regularly reviewed and updated in the Planning Obligations SPD. 
The Council recognises that there will be a range of property and design types, including house designs over 3 stories. Flexibility will be needed. However, the principle is that the Council will expect Housing Corporation and other relevant 
standards to be met across the affordable housing provision.  This will ensure quality and optimise opportunities for securing grant funding; to support an appropriate tenure mix and ensure the affordability of as wide a range of property as possible - before considering variations on the requirements.
2.4 Broadly speaking, the affordable housing will need to be provided at the 40% rate within the various phases of development as well as overall, so that a reasonably balanced supply of homes comes on stream; rather than the affordable provision being weighted towards particular phases and thus potentially being over concentrated in certain areas or over condensed time periods. 
2.5 In terms of the detail of provision – exact property types, mix and tenure – the Council acknowledges that phase by phase discussions will be needed.

2.6 In accordance with PPS3, through its Planning Obligations SPD and this master planning process, the Council will steer the shape of this 40% and will:

· Set out targets for social rented and intermediate affordable housing

· Specify the size and type of affordable housing required in general terms

· Set expectations for the quality of affordable housing to be delivered
· Clarify the approach to seeking developer contributions

· Set out the principles of special needs and supported housing requirements which need to be an integral part of overall delivery, and also subject to phase by phase discussions
· Give further guidance on delivery
2.7 The Council’s definition of Affordable Housing covers housing for:

· Affordable rent

· Sub-market / intermediate rent

· Low cost home ownership (shared ownership / equity not discounted market sale)
A detailed definition of the types is provided in the Council’s Planning Obligations SPD.
2.8
These fit with the PPS3 definition which states:


“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 housing provision”. 

2.9
PPS3 goes on to clarify social rented housing as being “owned and managed 
by local authorities and registered social landlords, for which guideline target 
rents are determined through the national rent regime.” It also goes on to 
acknowledge that it “may include rented housing owned or managed by other 
persons and provided under equivalent rental arrangements…….as agreed 
with the local authority or with the Housing Corporation as a condition of 
grant”. In this blueprint the terms “affordable rent” and “social rent” are the 
same.
2.10
It expands on Intermediate affordable housing as being “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 (eg 
HomeBuy), other low cost homes for sale and intermediate rent.” See also 
2.12 below.
2.11
The PPS3 definition does not exclude homes provided by private sector 
bodies or provided without grant funding which meet the above criteria. 
2.12
Notably, PPS3 states that ‘low cost market housing’ may not be 
considered, 
for planning purposes, as affordable housing. This includes, for 
example, notionally discounted properties. Such housing is highly unlikely 
to be affordable in the Horsham context. Such housing will not count as part 
of the 40%. The PPS states that such housing should form part of the 
wider market mix provided. 
2.13
The housing provided will be expected to cater for all ages and black and minority ethnic groups.

2.14
Although the Council’s (draft) Planning Obligations SPD sets out its approach to and calculation methodology for payments in lieu of on site provision, this strategic development of greenfield land presents a major opportunity for securing the provision on site. It is not expected that payments in lieu will play a role here. 

2.15
The above principles will underwrite the Council’s overall approach to 
affordable housing within this strategic development.

3. TYPE, SIZE and TENURE
3.1 Type of affordable homes
3.1.1 The Council will expect, and sustainable community requirements demand, that a full range of affordable housing will be provided within such a significant development. 

3.1.2 This will not only incorporate a range of tenure options (as above and further detailed below) but will result in the provision of a wide range of property types and sizes, in the same way that the market housing will be expected to provide a suitably mixed and varied offer (as will be set out in the wider sections of the SPD).

3.1.3 The key guiding principle will be that the Council will expect to see the affordable housing provision reflect, pro-rata, the mix brought forward for market housing. Affordable housing need spans the spectrum of property types, just as market demand does. So the Council will expect there to be a proportionate mix of homes for families and smaller households as well as relevant numbers for older persons and those with particular needs.
3.1.4 This will apply both when viewing the development as a whole and in respect of individual phases so that there are not over concentrated areas of a single or similar type of affordable housing (whether by unit or tenure) in the same way that there should not be in respect of the market provision.

3.1.5 In confirming these guiding principles, the Council does not seek to be prescriptive. As above, phase by phase discussions will be necessary. However it is imperative that the delivery partners consider housing mix, in all senses, from the point of first master planning ideas. 

3.1.6 So as to promote a high quality and environmentally accountable development whilst facilitating maximum flexibility on the drawing in of grant and optimising its use, the delivery partners will need to address various well established quality criteria. These are outlined at 3.4 below. 

3.2 Size of Affordable Homes

3.2.1 While the Council does not intend to be rigid in its approach, the delivery partners will need to provide accommodation capable of meeting appropriate space and development standards as are relevant at the time of the agreement through which the homes are constructed. There are overlaps here between the various requirements. Developers will increasingly be aware of the requirements, but are encouraged to work with the RSL delivery partners at the earliest possible opportunity to plan and settle these aspects. There are also funding implications of designing and building to the appropriate standards. Maximum opportunity to optimise and be creative over the use of funding needs to be retained to secure the certainty of delivery (advantageous from all perspectives) and achieve the best possible affordable housing tenure mix and levels of affordability in the circumstances.
3.2.2 For guidance purposes the approximate property sizes likely to be appropriate for the range of affordable housing, regardless of tenure, are:

	Size (bedspaces)
	Approx / typical size (Gross Internal Area – square metres)

	1 person
	30-35

	2 persons
	45-50

	3 persons
	57-67

	4 persons
	67-75

	5 persons
	75-85

	6 persons
	85-105

	7 persons
	108+


3.3 Tenure Mix
3.3.1 The level of need is such that the Council must prioritise the provision of affordable rented homes.

3.3.2 In line with its (draft) Planning Obligations SPD, the Council will seek to secure 25% of the overall scheme for affordable rent. 15% of the overall scheme is to be provided for intermediate affordable housing, which might comprise a mix or range of models as at 2.7 - 2.8 above. Together these components make up the 40% overall requirement. 

3.3.3 This is equivalent to 62.5% of the affordable housing being for Affordable Rent; 37.5% being for Intermediate tenure models. 
3.3.4 This target tenure split should not be considered as distinct from the mix of property types. Again, the Council will expect a range of tenure options to be matched with various property types. It will not be acceptable to provide all affordable homes of a single or similar type on the basis of one or two limited tenure models. 
3.3.5 Affordable Rented accommodation must be made available at target level rents in line with national rent regime. 
3.3.6 The Council and delivery partners will need to consider affordability aspects in detail as there may well be implications particularly with larger and more valuable property types on certain tenure models. This should not, however, detract from the starting point of a genuine mix of affordable housing.
3.3.7 As an example, the delivery partners will need to be aware that as the market price or rent of a home goes up the intermediate tenure model offered may need to reflect a lower access price through a range of measures. These might involve avoiding taking a uniform view of rent levels for sub-market renting; or considering New Build HomeBuy (shared ownership) on the basis of a variable and probably reduced initial equity purchase and / or rental level paid on the retained equity.

3.3.8 Looking at the shared ownership model, it is very likely that initial equity shares will need to range from 25%.  It will not be appropriate to consider a ‘standard’ product with an inflexible and unattainable 50% initial share purchase, for example. Rents charged on retained equity are likely to be at 2.5 – 2.75%; no higher. 
3.3.9 Shared ownership or other low cost ownership models are expected to be affordable to households whose gross annual income falls in a certain range or does not exceed certain specified amounts as at the dates of delivery discussions. Mortgage multipliers would not be expected to exceed specified limits. It is expected that households should commit no more than a specified % of their gross / net income on repayments. The relationship between local prices and incomes is key, and will be monitored so as to inform the reviewing of these benchmarks. Further details are stated in the Planning Obligations SPD and will be regularly updated. The involved RSLs will also be able to guide the process as to their criteria and assumptions.  Detail will need to be discussed as a key part of phase by phase delivery.
3.3.10 In the same way as would normally apply to the developers own approach on the market housing, shared ownership proposals will need to be accompanied by appropriate market research so as to avoid over supply – resulting in low or very slow take up.
3.3.11 With respect to sub-market rent, appropriate rent levels are very likely to vary significantly but in any event be no more than 75% of the open market rent for the relevant property type. With this form of tenure, there also needs to be an awareness by the delivery partners of the set up costs involved in providing items such as carpets and appliances, as are normally expected to be provided in the market. 
3.3.12 In the same context, in planning and appraising development designs and details; including the design, accessibility of and ownership / management proposals for open spaces, access areas and the like; the delivery partners will need to be conscious of potential service charge levels and the need to control those within reasonable parameters for affordability. The Housing Corporation has issued guidance on this area. Developers are encouraged to make sure that this aspect is not left to later stages when plans are firm and it can be too late to manage the relevant cost levels sufficiently. 
3.3.13 The Council and the RSLs will require a detailed breakdown of what the service charge comprises and a forecast for the subsequent five years when agreeing the affordable housing planning obligation.
3.3.14 There will be an expectation that no ground rents will be payable in respect of the affordable homes.

3.3.15 Ultimately, the details will depend on affordability factors at the time of delivery and such matters will need to be dealt with phase by phase.

3.4 
Quality Affordable Homes

3.4.1 The early engagement process encouraged will allow the relevant standards to be met. Phase by phase discussions will be needed on detail, as requirements and funding availability / conditionality changes. The essence is that the Housing Corporation’s relevant set of standards at the time of agreeing each phase of delivery will need to be complied with as a minimum. These are currently encompassed in:
· 
Housing Quality Indicators (“HQI”) process to be followed.
· 
Code for Sustainable Homes initially minimum level 3 to be 
achieved but note that this requirement is likely to be stepped 
up.
· 
(Housing Corporation) Design and Quality Standards 
currently April 2007.
3.4.2 In addition, the Council will consider whether, as a theme relevant not just to the affordable housing, but to the market provision as well, it will be appropriate for a target proportion of the affordable homes to incorporate long term flexibility in design, for example Lifetime Homes; as well as the provision over the life of the development being sufficiently varied in size and type so that it offers flexibility for movement within it. Therefore the Council may seek a proportion of up to 10% of the affordable housing provision to be completed to lifetime homes standards. 

3.4.3 The same applies to housing constructed to full wheelchair access standards. The Council will seek a minimum of 5% of the affordable housing provision to these standards.

3.4.4 These themes will be dealt with in the context of the overall housing provision, and again on a phase by phase basis subject to costs and funding issues and the like.  
3.4.5 This document will not go into further detail on these requirements, but the Council, its RSL partners and the Housing Corporation will be able to supply additional information at the time of overall planning and phase by phase discussions.

3.4.6 The delivery partners should be aware that these requirements overlap, but also develop. Increasingly strong links are being made between funding availability and the sustainability and quality of affordable housing development. 

3.4.7    The quality criteria also overlap with those on integration, as will be set out at 
part 5 of this document.

3.4.8
The Council and Housing Corporation encourage the use of modern, efficient 
construction technologies and methods – again potentially links can be made 
with funding. 

4. WIDER AFFORDABLE HOUSING NEEDS AND SUPPORTED AFFORDABLE HOUSING
4.1 In addressing housing needs and providing a sustainable housing mix a wide range of non – general needs affordable housing accommodation needs to be considered. For example, fully wheel chair accessible homes, independent living move on / cluster type accommodation and extra care.
4.2 
These are likely to include:

· Housing built to full wheelchair standards. This may or may not be supported housing. The Council will seek to secure a minimu of 5% of all affordable homes to full wheelchair standards, with the details of provision discussed phase by phase 
· Supported housing – potentially for a range of residents including the following groups, again as evidenced by need – 
· Mental Health 

· Learning Difficulties
· Physical Disabilities

· Vulnerable households

· Extra-care housing – this may be required in addition to the 40% affordable housing. It is possible that the Council will seek to allocate a potential area within the development, most likely closely related to the proposed new village centre facilities. The Council is reviewing this requirement and will expect to agree with the developer interests very early on whether this form of housing is to be delivered in a particular phase or area of the scheme. 
4.2
The Council will expect to assess needs with other involved agencies such as 
the County Council and specialist providers, and to cater for such needs as and 
where appropriate - as the development phases are considered.
4.3 
There will not be any specific target or prescriptive approach to the provision 
for this wider range of housing within the overall affordable housing provision 
(excepting extra care provision which will be additional to the affordable 
provision, if required).
4.5 The accommodation should be integrated in the normal way, but thought in advance will be needed. The majority of such housing is likely to be indistinguishable physically from the general needs provision. Design briefs and footprints relevant to these accommodation types can vary however. It can be difficult to incorporate requirements at a later stage and developer partners are encouraged to consider these at the earliest opportunity. 
4.6 In circumstances where specifications vary considerably from the standard specification for affordable housing (as set by the Housing Corporation and / or the Council) a reasonable alteration to the build costs can be negotiated to reflect the variation.

4.7 Where required the Council and its partner agencies will be able to supply information on need and design brief requirements.

4.8 The synergies between such types of housing and other facilities should be considered as part of the whole development process.
4.9 As some forms of supported housing lend themselves to particular and relatively land hungry designs, ideas for optimising the use of sites, such as by accommodating additional flats above, or combining sympathetically with other appropriate uses, should be considered. 
4.10 The availability of revenue funding streams will need to be considered at an early stage, in tandem with the necessary focus on the care and support requirements which will normally be provided by distinct agencies working in partnership with the building developers. 
4.11 The range of tenure models should be considered. There may be circumstances where for example home ownership options will apply as for general needs accommodation.
5. WIDER AND SUPPORTED AFFORDABLE HOUSING - DESIGN AND DETAIL
5.1 There will be specific design requirements for certain elements of these components of the affordable housing, for example as follows purely for guidance and subject to more detailed discussions phase by phase depending on specific needs.
5.2 Cluster (groups of) flats might particularly suit those with mental health needs or learning difficulties for example. Detailed briefing information will be available from the RSLs, support agencies and providers. Suitable clusters are likely to be of 6 – 12 self contained flats comprising a ratio of 5 x 1 bed to 1 x 2 bed; with the 2 bed unit (or a larger 1 bed within the same footprint) provided to wheelchair standards. Provision within this might be needed for a live in care support worker in some cases. Locational and environmental requirements will need to be considered.  

5.3 Extra Care Housing provision, if required, will have specific design and feasibility requirements.  A summary of the key requirements likely to relate to Extra Care is as follows:
· Self contained flats of 50 – 55 sq m (1 bed) and 60 – 65 sq m (2 bed)

· Single of inter-connected blocks – optimum 40 – 60 flats 

· All fully wheelchair accessible

· Passenger lifts

· With en-suite wet room style showers

· Approximately 30 – 35% additional communal & ancillary space in total, including facilities for on site care staff.

· Occupancy restricted to persons over 60 with identified low/medium level care needs

· Mixed tenure 

· Subject to design detail can be sited over other ground floor uses eg retail, offices, community uses (eg health centre); and combined with accommodation for other client groups.

· High quality environment internally and externally.

More detail can be provided by the Council and its partners.

6. INTEGRATION 

6.1 
A practical rather than prescriptive approach will be applied to integrating the 
affordable housing.

6.2 
The Council understands that no single approach will be appropriate for all 
design layout, unit type or mix circumstances. 

6.3 
It is expected that the affordable housing of various types and tenures will be 
completed for occupation broadly in parallel with the market housing 
programmes, rather than left to the end of particular phases or moved to later 
phases. 
6.4 
Integration will need to work both in respect of local phases and in viewing the 
scheme overall. In this context, just as it will be vital for the market housing 
mix,  phases or development areas should not be viewed only in isolation.
6.5 
As a guide, affordable housing will not be provided in clusters of more than 
approximately 10 -12 homes. Clusters are likely to range in size from just a 
few homes to this type of group; usually no larger. This guide should be 
broadly achievable in respect of flatted homes as well as houses.

6.6 
In all circumstances the affordable housing should not be distinguishable in 
appearance from the market housing. This will be more readily achieved if 
the homes come forward together as above rather than being constructed at 
different times and / or by different parties. Consideration may be given to 
land banking for the affordable housing provision but only under exceptional 
circumstances where integration aims are shown not to be compromised.
6.7 
The theme of integration should not be limited to housing type and tenure 
mix. Affordable housing occupants will be expected to enjoy the same rights 
of access, access to amenities, open spaces, car parking and the like. 
6.8 
Car parking provision and availability should be equitable across tenures.

6.9 
In working up designs care will need to be taken in determining which spaces 
are private and which public. There are links here with management and 
service charge issues. The impact of design, on which areas will become 
adopted for maintenance at public expense as opposed to fall under private 
service charge arrangements, will need careful early consideration.
6.10 The wider and supported affordable housing should be integrated with the 
general needs affordable housing and thus the scheme as a whole.

7. MANAGEMENT 

7.1
Affordable housing will in most cases be transferred to a Registered Social Landlord and managed as affordable housing in accordance with Housing Corporation guidelines. This is the Council’s preferred mechanism.

7.2 
The Council however recognises that developers have the ability to apply 
directly to the Housing Corporation for social housing grant. The Council will 
expect to see sound and sustainable management arrangements in place, 
regardless of the type of provider.  Where the affordable housing provision is 
delivered directly by a developer, the Council will insist on entering a legal 
agreement to ensure that: 
· the affordable housing is available to those judged to be in housing need by the Council
· appropriate management arrangements are in place

· the affordable housing is provided at an affordable level

· the housing 
remains affordable to successive occupiers to be nominated by the Council

 
Any such agreement will also need to reflect regional or sub-regional 
arrangements such as the current Homebuy Zone Agent Scheme for 
allocating Housing Corporation funded low cost homeownership products.

7.3
The provision of affordable housing will be subject to a nomination agreement between the Council and the owning / managing RSL or other body. The nomination agreement details how the affordable housing will be allocated. The Council will have nomination rights to 100% of  initial lets and 75% of subsequent relets of the affordable rented homes. The same will apply to the low cost homeownership dwellings. However, the Council may defer its nomination rights for the low cost homeownership dwellings to a Homebuy Zone Agent or other such Housing Corporation scheme.

7.4
The Council will nominate applicants according to housing need and in accordance with the Council’s published Housing Register and Nominations policy.
7.5
Regardless of who leads the development process, management implications 
of design and specifications will need to be understood very early on. Service 
charge and costs in use issues need to be considered, as do lifestyle and 
future maintenance factors.  
7.6
In the early settling down stages of the scheme, management is likely to be very intensive. On site presence by the managing body will be required to ensure a sufficient level of communication with existing and future residents and will be integral to achieving community cohesion in the new neighbourhood. Such provision will be required from the start and throughout the whole development ending in the establishment of a permanent local housing access point or similar facility, for example, a one stop shop. There are aspects here relevant to the overall development, not only the affordable housing provision.
7.7 A Sustainable Lettings Plan will be put in place. 

8. FUNDING AND DELIVERY 

8.1
The Council’s Planning Obligations SPD deals with delivery requirements and mechanisms.

8.2
The preferred delivery approach, to give maximum confidence based on the expertise and experience of the likely parties, will be for the lead developers to involve RSL partners in the development and management of the affordable housing from the master planning stage onwards. The 
Council’s preference is that RSLs are involved as early as possible and as at minimum at from design stage on wards. 
8.3
This established delivery route is most likely to be based on development 
agreements or similar between the developers and RSLs. 
8.4
It may well be that over the life of the development, a variety of approaches 
are successfully used.

8.5
In any event the Council will expect to use planning agreements (currently 
s106) to secure the affordable housing, outline its make up and determine by 
what stages in a particular development phase it will be completed. 
8.6
A model agreement may be used so as to standardise at least the basic criteria for provision. It will be important to avoid wasted or duplicated effort arriving at mutually acceptable forms of agreements, frameworks or mechanisms for subsequent phase by phase discussions once the necessary work has been done in earlier phases and suitable arrangements settled upon. 
8.7
A key requirement in underpinning delivery will be the provision of nil cost 
serviced land for the affordable homes.
8.8
This means in return for providing the completed homes developers will 
receive back their reasonable build costs. 2.3 above, and the Planning 
Obligations SPD, gives more guidance on this.
8.9
From this base point, grant may or may not be available but if available will 
provide clear “additionalilty” in accordance with Housing Corporation 
requirements. 

8.10 
Grant should be considered in light of this, and not as a means of supporting 
or generating land value. Bids for grant will need to be competitive in the 
regional context and show that an improvement in affordable housing 
numbers and/or tenure mix and/or affordability will result from its input.

8.12
Early consideration of the affordable housing by developers will be vital and 
result in a smoother delivery process for the market housing and the wider 
scheme as well as the affordable housing..  
8.13
Whilst, the Housing Corporation is aware of the scheme in a general sense, the prospective delivery partners will need to be in regular contact with the Council and Corporation to share information as more becomes known – about numbers, phasing, timing etc - and therefore about provisional grant requirements.

8.14
The main source of funding for affordable housing is from the Housing Corporation. If public subsidy is not likely to be available at the required time and a funding gap ensues the Council will seek to ensure that this does not hold up development. The Council will consider a cascade mechanism of land (on-site), part commuted sum, alteration to unit type and sizes or a variation in tenure, or a combination of these. 
8.15
A clause permitting the cascade will be included in the legal agreement. It will stipulate the trigger (required evidence) permitting the developer to renegotiate and agree a variation to the original affordable housing obligation with the Council. The use of a cascade approach will not be interpreted as an automatic process to trigger alternative affordable housing arrangements but will result in discussions with the Council to optimise the provision given the circumstances. The Council will expect to take a proactive role in this process. The Council’s acknowledgement of this scenario should mean, however, that the planning agreements themselves do not need renegotiating, so the approach initially agreed is adaptable.
9. COMMUNITY COHESION

9.1
Relationships with the existing communities will need to be carefully 
managed, and it is suggested that developers and RSLs have valuable 
experience in this area. Due consideration of integration with the existing 
communities at Broadbridge Heath and The Needles area will be particularly 
important in this process. These are again issues relevant to the whole 
development.
9.2
Clear links between housing provision and other facilities, amenities and 
services need 
to be made. It is expected that the SPD relating to the 
development as a whole will deal with this and related issues as raised in this 
section.
9.3
The Youth Service and Community Development Team should be engaged, both strategically and locally. 

9.4
The overall view should be of enhancement to existing facilities, bridging 
deficiencies and added support for (sustainability) of existing community 
infrastructure. RSLs and other housing providers can again offer significant 
experience and wider benefits in conjunction with the housing; and will be 
expected to do so given the scale of development and level of commitment to 
the area that involves.

9.5
Clear plans for community engagement will need to be made by the 
developers working with the other stakeholders.
9.6
The establishment of a permanent local housing access point / one stop advice shop or similar facility should be considered. Refer to paragraph 7.4.
End of document
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Key points on Affordability:





Affordable (social) rented homes provided at Target Rents inline with the national rent regime


Shared Ownership (HomeBuy) initial purchase shares to be carefully judged – starting from 25%. Low rents on unsold equity.


Sub-market renting at up to 75% market rents


In all cases affordability considered early on and protected – not compromised.


Service charges considered carefully.





40% affordable housing 





= 25% affordable rent + 15% intermediate





Provided on site





Intermediate might comprise a range of tenure models but not  discounted market sale (PPS3 refers)





Secured with planning obligations agreements reflecting nil cost serviced land and to ensure that affordability is maintained or subsidies recycled for future occupiers, long term. 





Genuinely affordable with criteria established early on





Mix of housing types pro-rata with market provision





Mix of types in relation to tenure variation





Provided in parallel with and indistinguishable from market homes, and subject to detailed discussions on mix on a phased basis in response to needs and funding availability – as the development progresses





Genuinely integrated in clusters of no more than approximately 10 – 12 affordable homes





Including wheel chair accessible, Lifetime Homes, special needs and supported housing in accordance with identified needs and as a proportion of the total





Appropriate design, space and quality standards met 





Equal access to public amenities and common areas





Service charges to be set and closely managed for affordability





Modern construction methods and environmental benefits to be championed





Genuinely enhance & embrace principles of community cohesion
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