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Introduction

1 Introduction

1.1 This note is an updated addendum to the Affordable Housing Supplementary Planning
Document (SPD) (adopted April 2016and should be read alongside the SPD. It
outlines changes to national planning policy and practice guidance with regards to
affordable housing and the implications on decision making in relation to planning
applicationsThis note replaces the addendum dated February 2019 and
reflects the introduction of First Homes.

1.2 Policy H2 of the East Riding Local Plan Strategy Document (adopted April 2016) sets
out the Council's policy for providing affordable housing. Part A of Policy H2 requires
affordable housing as part of housing developments, including proposals that would
form part of a wider site or allocation, whengé comprises:

1. 10 housing units or more, or 0.33 hectares of more, in the Major
Haltemprice Settlements, Principal Towns and Towns; or

2. 3 housing units or more elsewhere.

1.3 Part B of Policy H2 requires developments that meet these thresholds to achieve the
level of affordable housing set out in Figured® the Strategy Document. The
adopted SPD provides further guidance on the application of Policy H2 and is a
material consideration in the determination of planning applications.

1 The Affordable Housing SPD is available frattp://www2.eastriding.gov.uk/environment/planning-and-
building-control/east-riding-local-plan/supplementary-planning-dod¢simen
2 See page 80 of the Strategy Document (April 2016) and Appendix 6 (page 46) of the SPD (¥Gjril 20
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2.1

2.2

2.3

2.4

Defining affordable housing

Defining affordable housing

The National Planning Policy Framework (NPPF) amends the definition of affordable
housing set out in the adopted SPDAffordable housing is now defined by the
Governmentass KRXVLQJ IRU VDOH RU UHQW IRU WKRVH ZKR'
(including housing that provides a subsidised route to home ownership and/or is for essentie
ORFDO ZRWU MibwiMg types of housing are considered to fall within this
definitiort:

x  Affordable housing for rent;
X Starter homes;
x  Discounted market sales housing; and

x  Other affordable routes to home ownership. This includes shared ownership,
relevant equity loans, other low cost homes for sale & rent to buy.

T%XLOG WR 5HQW:- LV D W\SH RIItS0ds Y@ MIHwithintQeW HG V H
definition of affordable housing and is defined in the NPPF as:

Purpose built housing that is typically 100% rented out. It can form part of a wider multi-
tenure development comprising either flats or houses, but should be on the same site and/o
contiguous with the main development. Schemes will usually offer longer tenancy
agreements of three years or more, and will typically be professionally managed stock in
VLQJOH RZQHUVKLS DQG PDQDJHPHQW FRQWUROUY

A Build to Rent scheme of 10 or more homes or an area of 0.5 hectares will b
required to provide affordable housing. Build to rent schemes are not required to
make provision for affordable home ownership under paragraph 65 of the NPPF (July
2021)

The Written Ministerial Statement (WMS) (24 May 20299ts outWKH *RYHUQPHQW
national policy for First Homes. Accompanying changes to the Planning Practice
Guidance (PPG) (June 202)ovide further detail. The PPG defines First Homes as

a discounted market sale housing product, which:

3 See paragraph 2.1 (page 4) of the Affordable Housing SPD, available from:
http://www2.eastriding.gov.uk/environment/planning-and-building-conistlieling-local-plan/supplementary-

planning-documents/

* “"$IIRUGDEOH +R X\rLf@lhuAhneéx G of theQNRPF, available from
https://www.gov.uk/government/publications/national-planning-policyfrarke-2

5 https://questions-statements.parliament.uk/written-statements/detail/R624/hIws48

5 https://www.gov.uk/guidance/first-homes
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Defining affordable housing

X must be discounted by a minimum of 30% against the market value;
X  are sold to a person or persons meeting the First Homes eligibility criteria;

X on their first sale, will have a restriction registered on the title at HM Land
Registry to ensure this discount (as a percentage of current market value) and
certain other restrictions are passed on at each subsequent title transfer; and,

x  after the discount has been applied, the first sale must be at a price no higher
than £250,000.

2.5 From 28 June 2021 First Homes meet the definition of affordable housing
for planning purposes.

2.6 First Homes are designed to allow people to get on the housing ladder in their local
area. National eligibility criteria, outlining who can purchase a First Home, is set out
in the PPG

2.7 To qualify as a First Home, there should be a section 106 agreement securing the
necessary restrictions on the use and sale of the property, and a legal restriction on
the title of the property to ensure that these restrictions are applied to the property
at each future sale. The PPG contains a model title restriction and states that the
Government will produce template planning obligations. In advance of a review of
the Affordable Housig SPD the Council will consider appropriate clauses on a case
by case basis.

7 https://www.gov.uk/guidance/first-homes
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3.1

3.2

Threshold for affordable housing

Threshold for affordable housing

Paragraph 64 of the NPPF (July 2021) sets out a national threshold for when
affordable housing is required as part of residential development

"BURYLVLRQ RI DIIRUGDEOH KRXVLQJ VKRXOG QRW EH
not major developments, other than in designated rural areas (where policies may set out a
lower threshold of 5 units or felveu

Development where 10 or more homes will be provided, or the site has an area of

0.5 hectares or more, areG H | L Q Hn@joiDdéveélopmentt LQ WKH 133) JORVYV
Only these major developments are expected to provide a contribution to affordable
housirg.

Implications for decision making

3.3

3.4

Section 38(6) of the Planning and Compulsory Purchase Act (2004) states that
planning applications should be determined in accordance with the development plan
unless material considerations indicate otherwise. Policy H2 of the Strategy
Document is part of the adopted development plan covering the East Riding of
Yorkshire and remains the starting point for determining planning applications.
However, the NPPF is an important material consideration that would need to be

taken into account.

The Council considers the threshold in the NPPF to merit significant weight when
determining planning applications. Therefore, relevant proposals will be determined
in accordance with the following considerations:

x $V WKHUH DUH QR YGHVLJQDWHG UXUDO DUHDV:- LQ
require affordable housing from developments of 9 units or less or which have a
site area of less than 0.5 hectares. In calculating the affordable housing
requirement for development proposals, the Council will take into account the
existing gross floorspace of any relevant vacant building(s) (see further guidance
below on calculating the vacant building cridit

x  The national threshold does not apply to Rural Exception sites, which remain
available to support the delivery of affordable homes for local people.

x Affordable housing will continue to be required from small sites under the
threshold that are part of a wider site in line with paragraph 5.12 of the adopted
SPD.

8 "ODMRU GHY H O R8ddt Awex 2lo¥the& NAPF, available from
https://www.gov.uk/government/publications/national-planning-policyfrarke 2
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Threshold for affordable housing

3.5 The change to national planning policy only affects Part A of Policy H2. Part B will
continue to be used to determine the level of affordable housing required. This is
expressed as a percentage of the overall number of units proposed.

3.6 In line with the NPPF, affordable housing should be provided where a proposal
comprises 10 or more housing units, or has a site area of more than 0.5 hectares.
This is illustrated below:

Figure 1: Affordable Housing Requirement

6  East Riding of Yorkshire Council



Affordable Housing Tenure Spl it

4 Affordable Housing Tenure Split

4.1 Part D of Policy H2 of the East Riding Local Plan Strategy Document (adopted April
2016) states:

The tenure split, size and type of affordable housing will be informed by the latest Strategic
Housing Market Assessment, the housing register, housing surveys and the level and type
HILVWLQJ DIIRUGDEOH KRXVLQJ QHHG LQ WKH ORFDOL

4.2 The 2019 Strategic Housing Market Assessment (SHMA) provides a robust up-
date evidence base regarding the need for housing in the East Riding over a five year
period and beyondThe SHMA recommends an affordable housing tenure
split of 70% rented and 30% intermediate housing °. This is locally derived
evidence on housing needs in the East Riding. Further analysis is undertaken by
housing sub-area and is shown at tahle 1

Table 1: SHMA tenure split by housing sub-area

Social/affordable rent (%) Intermediate (%)

Beverley 65 35
Bridlington 80 20
Goole 80 20
Holderness 75 25
Hull Borders 60 40
Wolds 65 35

4.3 Intermediate includes homes for sale and rent provided at a cost above social rent,

but below market levels. This can include, shared equity, low cost homes for sale and
intermediate rent, but not affordable rented housing.

4.4 7KH &RXQFLO:-V +RXVLQJ 6WUD Wddn &dis@ Gn thé YaHWDeR SPHQ\
split, size and type of affordable housing required on a site by site basis, based on the
available evidence. Applicants should continue to seek early advice on the affordable
housing requirements from the Housing Strategy and Development Team, prior to
submission of a planning application.

East Riding of Yorkshire Council 7



Affordable Housing Tenure Split

Low Cost Home Ownership

4.5 As a material consideration, paragraph 65 of the NPPF (July 2021) expects that 10%
of the total number of homes on major developments should be made available
as affordable home ownership unless this would exceed the level of affordable
housing required in an area, or significantly prejudice the ability to meet the identified
affordable housing of specific groups. This level of low cost home ownership exceeds
the requirement for intermediate housing identified through ti8eR X Q BHNA.V
Whilst affordable home ownership is supported by the Council, providing such a high
level would restrict the delivery of other tenures and fail to meet locally identified
needs.

4.6 It is therefore considered that the application of the NPPF policy would significantly
SUHMXGLFH WKH &RXQFLO-V DELOLW\ WR PHHW WKH Ql
those requiring affordable rented accommodation. This is illustrated in the examples
below.

Table 2: NPPF and SHMA Comparison

Location Number | Affordable Tenure split based | Tenure split based
of houses | Housing on SHMA Evidence | on NPPF
proposed | Requirement Based on requiremer] Based on number
(%/Units) houses in scheme
Bridlington 50 20% /10 Units 2 2Intermediate 5 2 Low cost home
ownership
Goole 50 20% /10 Units 2 2Intermediate 5 2 Low cost home
ownership
Pocklington 100 25% /25 Units 5 2Intermediate 10 2 Low cost home
ownership
First Homes

4.7  Policy H2 of the East Riding Local Plan Strategy Document (adopted April 2016) is
part of the adopted development plan covering the East Riding of Yorkshire and
remains the starting point for determining planning applications. However, the First
Homes Written Ministerial Statement (WMS) (May 2021) is a material consideration
that would need to be taken into account.

4.8  The WMS requires 25%if all affordable housing units secured through developer
contributions to be delivered as First Homes. These units should be prowvidesite
unless off-site provision or a financial contribution in lieu can be robustly justified.
Where the entire requirement is for less than one dwelling or it is determined by the
Council that off-site provision would be more appropriate, for example, if there is
sufficient affordable housing in the immediate locality to meet housing need, off site
provision will be accepted.

8 East Riding of Yorkshire Council



Affordable Housing Tenure Split

4.9  Where cash contributions for affordable housing are accepted instead of on-site units,
a minimum of 25% of these contributions will be used to secure First Homes.

4.10 As set outin the PPG, the new requirement for 25% First Homes will not apply to:

x  Sites with full or outline planning permissions already in place or determined (or
where a right to appeal against non-determination has arisen) before 28
December 2021.

x Applications for full or outline planning permission where there has been
significant pre-application engagem®which are determined before 28 March
2022.

4.11 25% of affordable housing provision should be for First Homes with 75% remaining for
other tenures. The remaining 75% will be determined using the tenure split set out in
the SHMA (2019) as a guide. Most of the remaining need across the East Riding is for
social/affordable rented housing. The implications of First Homes and worked
examples are set out below.

Table 3: Tenure split with First Homes

Location First Homes Social/affordable rent Other Intermediate
(%) (%) products (%)
25 65 10

Beverley

Bridlington 25 75 0

Goole 25 75 0

Holderness 25 75 0

Hull Borders 25 60 15
Wolds 25 65 10

4.12 Please note the SHMA (table 3) will be used as a guide by the Council and is not
binding. Evidence of local need and deliverability will be important when determining
an appropriate housing mix on a case by case basis.

10 Any substantive discussions between the local planning authority and the appliatingre the proposed
guantity or tenure mix of the affordable housing contribution associated with that apiptica

East Riding of Yorkshire Council 9



Affordable Housing Tenure Split

Table 4: First Homes Worked Example 1

Example 1Application for 200 housing units in Beverley.

Is affordable housing required?

What does Policy H2 of the Local Pl
Strategy Document require?

How many First Homes are required?

What other tenures will be required?

What is the final tenure split for this schem:

Table 5: First Homes Worked Example 2

Yes - 10 or more units are being provided.

The policy requires 25% of the overall units
be affordable.

50 affordable units should be provided.

25% of the affordable units should be Fi
Homes.

6t
ot

In Beverley the SHMA indicates
social/affordable rent units and 10%
intermediate products should be provided
13 First Homes are on-sit
(contribution rounded upt).

required

33 social/affordable rent units are required on
site (contribution rounded up)

4 intermediate units are
(contribution rounded down).

required on-si

Example 2Application for 15 housing units in Bridlington.

Is affordable housing required?

What does Policy H2 of the Local Pl
Strategy Document require?

How many First Homes are required?

What other tenures will be required?

What is the final tenure split for this schem:

Yes - 10 or more units are being provided.

The policy requires 20% of the overall units
be affordable.

3 affordable units should be provided.

25% of the affordable units should be Fi
Homes.

In  Bridlington the SHMA indicates 75
social/affordable rent units should be providet

1 First Home is required on-site (contributio
rounded up).

2 social/affordable rent units are required on-
site (contribution rounded down).

1 Requirement may be rounded up/down depending on level of local need and the neezlite an
deliverable housing mix, with the preference being for on-site delivery where possible.
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Vacant Building Credit

5 Vacant Building Credit

5.1 Paragraph 64 of the NPPF continues to support a proportionate reduction in any
affordable housing contribution where vacant buildings are being reused or
redeveloped. This financial credtNQRZQ DV WKH fYDFDQW EXLOGL
equivalent to the existing gross floorspace of any vacant buildings (that have not been
abandoned) that are either brought back into use (converted), or demolished for
redevelopment as part of a proposal. The PP@ovides guidance on how the
financial VBC should be applied in calculating affordable housing contributions.

5.2 Where there is a vacant building, or buildings, within the application site it will be
necessary to consider whether the VBC will apply. Only buildings that are on the site
the day that planning permission is granted will be taken into account. The VBC does
not apply to abandoned buildings.

5.3 Paragraph 23 of the PPG highlights that the VBC is intended to incentivise brownfield
development, including the reuse or redevelopment of empty and redundant
buildings. As a result it will be appropriate for the Courtoilhave regard to the
intention of national policy and consider:

x Whether the buildings have been made vacant for the sole purpose of
development.

x  Whether the buildings are covered by an extant or recently expired planning
consent for the same or substantially the same development.

5.4 The Council will determine on a case by case basis whether a building is vacant or
abandoned. Where vacant buildings have been abandoned, or it is considered that
the application of the VBC would not be in accordance with the intention of national
policy, the affordable housing requirement will be calculated in the same way as for
sites with no vacant buildings. Tablel&cribes whether the VBC will be applied in
particular circumstances.

12 See http://planningguidance.communities.gov.uk/blog/guidance/planning-oblidatioisgpobligations-
guidancé/(paragraphs 13-17, 19-23 and 31).

East Riding of Yorkshire Council 11



Vacant Building Credit

Table 6: Eligibility for the Vacant Building Credit
Scenario

before planning permission was granted.

There were vacant buildings on the site but they have been abandone:

There are vacant buildings on the site, but applying the VBC woulc

There were previously vacant buildings on the site, but they were cle

accord with the intention of national policy.

There are vacant buildings on the site and they have not been aband
Applying the VBC would accord with the intention of national policy.

5.5

Eligible for VBC?

Yes

The VBC will be calculated on the basis of the gross internal floorspace of relevant

buildings that will be brought back into use, or demolished and replaced by new
buildings, as part of a developmegtfectively, this means that the affordable
housing requirement is based on only the net increase in floorspace in the

proposed development.

with VBC are set out in the table below.

Table 7: Vacant Building Credit Examples
Scenario

10 unit scheme, with a site area of 0.
hectares
9 unit scheme, with a site area of O
hectares.

5 unit scheme, with a site area of O
hectares.

10 unit scheme involving the demolition o
600 sgm building which has not be
abandoned.

Detailed examples

5.6

Will
affordable

housing be
required?

Yes

Yes

Yes

be applied to the number of units on the site.

12  East Riding of Yorkshire Council

Examples of the affordable housing calculation ors site

Explanation

10 or more units are being provided.

There are not 10 or more units, but the
site area is 0.5 hectares or more.

There are not 10 or more units, and th
site area is not 0.5 hectares or more.

10 or more units are being provided
VBC will also be applied equivalent 1
600 sgm when the affordable housi
contribution is calculate(see example
2 below).

On sites with no vacant buildings the proportion of affordable housing required will



Vacant Building Credit

Example 1: Affordable Housing Requirement on Sites with no Vacant Buildings

In an area where there is a requirement for 25% affordable housing, a 20 unit development w
required to provide 5 affordable homes.

Total number of units on site (20) x 25% affordable housing requirement (0.25) = affordable
required (5)

Where the affordable housing requirement does not equate to a whole number of units, a fir
contribution equivalent to the commuted sum for a partial unit will be required in additioany
whole units being provided on site.

Example 2: Affordable Housing Requirement on Sites with a Vacant Building

Development is proposed on a site which contains a 600 sqm vacant warefidwsproposal is to
demolish the warehouse, and develop 10 units which have a total combined gross floorsp2q
sgm.

In this example the proposed floorspace of the development is greater than the existing flaor
of the vacant warehouse.

VBC is applicable as there is an overall net increase in floorspace in the proposed
development, the warehouse is vacant & is not abandoned and the applica tion of VBC
would be in accordance with the intention of national policy.

There are 10 or more units meaning an affordable housing contribution is requir®BC should
also be applied.

Policy H2 (Part B) identifies there is a 25% affordable housing requirement in this location.

1. Calculate what the affordable housi Affordable housing contribution 25%
requirement would have been, as required -, .

WKH &RXQ F Lplidy, Stherqad g 2> ° Of Dunits

vacant buildings on the site. 0.25 x 10= 2.5 affordable units

2. Calculate the amount of existing floorspa E / R x 100 (where E = existing floorspace an
being reused as part of the new developme¢ = reused floorspace).

600 / 1,200 x 100 50%

3. Calculate the affordable housing credit Step 1 affordable units x Step 2 percentage

2.5 x 0.5 =1.25 units

4. Deduct the affordable housing credit fro Step 1 affordable unit8 Step 3 credit
the .poll_cy compliant affordable housil 2521 25 =1 25 units
contribution

The affordable housing contribution is reduced by 50% because half of the existing floorspace
being reused through the new development. 1.25 affordable umteeguired as a result of the
VBC.

East Riding of Yorkshire Council 13



Vacant Building Credit

Example 3: Affordable Housing Requirement on Sites with Vacant Buildings

Development is proposed on a site which contains industrial buildings totalling 2,000 sqni
proposal is to demolish the buildings and develop 24 units with a total combinedfigrosspace of
1,700 sgm.

VBC is applicable as the buildings are vacant, are not abandoned and theiappifédBC would be
in accordance with the intention of national policy.

However in this case the proposed floorspace of the developmentisless  than the existing
floorspace of the vacant buildings. There is no overall net increase in floorspace in the
proposed development and no affordable housing is therefore required.

14  East Riding of Yorkshire Council



Economic Viability of Development Proposals

6 Economic Viability of Development Proposals

6.1 Adopted Policy H2 (Part B1) requires development over the threshold to provide
affordable housing unless it can be demonstrated that this would have an
unacceptable impact on the economic viability of the proposed scheme. Section 6
and Appendix 7 of the adopted SPD provide further guidance on the information the
Council expects developers to submit in support of any claim for a reduction in the
affordable housing requirement.

6.2 Appendix 7 of the SPD states viability assessments submitted to the Council will be
treated confidentially, will only be made available to planning and development
management, and will not be placed on the public file nor made available to a third
party. This has now been replaced by paragraph 58 of the NPPF and
national Planning Practice Guidance (PPG) ** which confirm all viability
assessments should be made publicly available other than in exceptional
circumstances and should be prepared on this basis.

6.3 The NPPF confirms all viability assessments should reflect the recommended
approach to defining standardised inputs such as developer profit and build costs.
Developers should therefore prepare viability assessments having regard to both the
standardised inputs in the PPG and the guidance in Appendix 7 of the SPD, the
majority of which remains valid guidance to support the planning process.

*The PPG is available frofmtps://www.gov.uk/guidance/viability (paragraph 21).
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Contact detalls

7 Contact details

Forward Planning
x Emailforward.planning@eastriding.gov.uk
x Telephone number: 01482 391738

Housing Strategy and Development
x Emailhousing.strategy@eastriding.gov.uk
x Telephone number: 01482 393950
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