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NNDC’s response to Inspector’s matters and issues
Key issues:

i. What local factors led to the definition of Core Aim 1 and policies HO2 & 3?

i.1 Affordable housing needs have been identified as a key Council priority over a number of years.   North Norfolk experiences a number of pressures for housing, as demonstrated by the earlier Housing Needs Study (2003) [H3], the Norfolk Coast Area of Outstanding Natural Beauty study “The Housing Market and Affordable Housing” [H4] and the 2007 Strategic Housing Market Assessment [H11].  These, as well as census information on what type of housing exists in the district at present in terms of the size and type of dwellings, show a housing market that is not balanced and where there are growing affordability problems.  
i.2 The lack of affordable housing is of great concern to the local population.  Providing more affordable housing is the top concern of the Sustainable Community Strategy [F15] and concerns about affordable housing arose in all LDF consultation events and consultations (see tables 2.5 and 2.6 and Appendix C of the consultation statement).
i.3 The population of North Norfolk is imbalanced, with just over a third of all households containing only older people.  In 2001, 25% of the population was over 65 compared with 16% nationally and this is predicted to rise to 36% in 2021 (compared with 20% nationally) (G17 SA Scoping report Figure 4.3 p54) Thus Core Aim 1 is intended to address the housing needs of the future population of North Norfolk, particularly in terms of providing for smaller households and for affordable housing needs. 
i.4 Due to the absence of residential allocations in the adopted Local Plan, the majority of new residential development has been provided on small sites where the threshold (25 dwellings) for affordable housing has not been triggered. Consequently, the affordable housing provided in the district recently has predominantly been funded by the LPA or Registered Social Landlords (see Table 4.5, AMR, G20).    Levels of housing need demonstrated by the North Norfolk Housing Need Survey (part of the Strategic Housing Market Assessment) show that in order to meet all affordable housing need, 921 affordable dwellings should be provided per annum for the next 5 years.  Current residential development (for all tenures) in North Norfolk runs at 341. (2006/07).  Clearly therefore, the affordable housing needs can not be met in full.   However, lowering the threshold which triggers the provision of affordable housing, coupled with increasing the number of sites allocated for development, will increase the supply of affordable housing.  
i.5 The Spatial Strategy concentrates new housing in the Principal and Secondary settlements, with small amounts in the Service Villages.  Affordable housing will be provided in similar locations, though cross-subsidy, and the use of exceptions schemes, funded by the Housing Corporation, will enable provision of a limited amount of affordable housing in other rural areas to serve identified rural housing needs.  


ii. What is the thrust of national policy & advice in PPS3 and elsewhere and what does extant and emerging RSS say about this topic?
Introduction

ii.1 The Government issued a new Planning Policy Statement in respect of Housing (PPS3) on the 29th of Nov 2006.  This new guidance proposes a significant change in Government policy, particularly in the area of housing delivery and is the Government’s response to Kate Barker’s Review of Housing Supply.  The new PPS replaces PPG3 and ‘aims to ensure that everyone has the opportunity to live in a decent home, which they can afford in a community where they want to live.’ It also updates and replaces elements of PPG13 dealing with sustainable patterns of development, making efficient use of land, using previously developed land, and setting minimum car parking standards.
ii.2 To achieve its objectives Government is seeking:

· To achieve a wide choice of high quality homes, both affordable and market housing, to address the requirements of the community.

· To widen opportunities for home ownership and ensure high quality housing for those who cannot afford market housing, in particular those who are vulnerable or in need.

· To improve affordability across the housing market, including by increasing the supply of housing.

· To create sustainable, inclusive, mixed communities in all areas, both urban and rural.

Key Messages

· Local authorities will need to identify more appropriate sites for housing and plan 15 years ahead in order to prevent much needed new homes being held up by unnecessary delays in the planning process. A five year supply of land should be identified which is suitable for development, is available, and is deliverable. This 5 year supply should be maintained throughout the 15 year period.

· Ensuring the effective and efficient use of land with a continuing focus on brownfield land, with local authorities setting their own local targets to reflect available sites and support the national target. A national indicative minimum density of 30 dwellings per hectare is retained ‘until local density policies are in place’. Where LPAs wish to plan for, or agree to, densities below this minimum this will need to be justified having regard to a range of criteria including spatial visions, capacity, site accessibility, character of area and the need to achieve high quality well designed housing for all.

· Paragraphs 27 to 30 state that policies on affordable housing should include:

· Setting an overall target for the amount of affordable housing to be provided
· Setting separate targets for social rented and intermediate affordable housing where appropriate

· Specify the size and type of affordable housing

· Set out the range of circumstances when affordable housing will be required.  The national indicative minimum threshold is 15 dwellings, however LPAs can set lower minimum thresholds where viable and practicable.

· Set out the approach to seeking developer contributions

· Rural exception site policies can be used to deliver affordable housing in rural areas where housing would not normally be permitted.

· The PPS (Annex B) includes a new definition of affordable housing which includes social rented and intermediate affordable housing.
ii.3 PPS3 requires Local Planning Authorities (LPAs) to look at the housing needs of its area in terms of the requirement for both market and affordable housing, the types of households requiring market housing and the size and type of affordable housing required.  LPAs should look to address shortfalls that exist in the supply of market housing and plan for the full type of market housing.
ii.4 The East of England Plan (Secretary of State’s Proposed and Further Proposed Changes) [D16ii] includes policy H3 on affordable housing which states that LDDs should set appropriate targets for affordable housing (including, where appropriate, to set specific targets for social rented and intermediate housing) . At the regional level, delivery should be monitored against the expectation that some 35% of housing coming forward as a result of planning permissions granted after the adoption of the RSSS are affordable. 

ii.5 Policy 10 in the extant regional guidance, RPG6 [D14], seeks to ensure that everyone has the opportunity of a decent home and that affordable housing is provided where it is needed.


iii. What is the evidence base for Policy HO2 and how robust and up to date is it, including the analysis in Core Document H3? Should the up-to-date evidence have been part of the CS Sustainablity Appraisal?

iii.1 The evidence base for the requirement for affordable housing is the robust analysis of housing need provided by the 2007 Housing Needs Survey [H3]. This shows that there is an annual requirement for an additional 921 affordable dwellings in the district, of which 722 should be for rent and 199 should be for intermediate housing (shared ownership) as long as the latter is affordable to those in housing need.  This survey was carried out in compliance with national guidance, and formed part of the Strategic Housing Market Assessment which looked at the housing need and housing markets in North Norfolk and the adjoining local authority areas of Breckland and Kings Lynn and West Norfolk.  The survey included the use of both primary and secondary data, including information from a questionnaire sent to a statistically valid and random selection of households in North Norfolk.  The survey suggests targets for affordable housing based on the level of housing need, and these are set out in paragraphs 7.24 to 7.29 of the North Norfolk Housing Needs study [H3].
iii.2 Housing need was considered as part of the Sustainability Appraisal process. It was highlighted as an issue in the Scoping report (G17 para 4.8.), in the Sustainability Appraisal Report [G13 & G14] prepared for Preferred Options consultation (See chapter 5 for appraisal of development options in relation to achieving affordable housing objective) and in the Sustainability Appraisal Report (A2 see para 5.14, and scoring of policies against Core Strategy aims).   Evidence such as the Community Strategy, which identified strong concern about the lack of affordable housing, and previous housing needs surveys [H1 and H2] were available to inform the sustainability appraisal.


iv. Is Policy HO2’s site size threshold and the 45% target for AH dwellings underpinned and fully justified by the evidence having regard to emerging RSS policy?
iv.1 The response to question iii above shows the robust needs assessment behind policy H02.  The Council currently requires 40% affordable housing on sites in the towns and large villages, in accordance with the affordable housing statement [F13] adopted by Cabinet in 2005.  However, whilst the number of sites coming forward under this policy has been limited it has been possible to secure this level of contribution on eligible sites (although none are yet on site).  Since the target of 40% was adopted, the 2007 Housing Need Survey has been completed which has demonstrated that the housing need has almost doubled from the previous annual requirement of 509 affordable dwellings (as identified in the 2001 housing needs survey) to 921 affordable dwellings.  This increase in need supports the requirement for 45% of all housing schemes to be affordable, as a lower target would fail to recognise and respond to the increasing levels of housing need.  The 2007 Housing Needs Survey recommends a target of 45% in urban areas.  The Survey also supports the lowering of the threshold to ten dwellings, i.e. below the PPS3 indicative threshold of 15, due to the level of housing need. See paragraphs 7.24 to 7.29 of the North Norfolk Housing Needs study [H3].  Such an approach also ensures that opportunities to secure affordable housing are maximised.
iv.2 This approach complies with the RSS policy which requires that targets are set according to local assessment of affordable housing needs, house market considerations and the overall requirement to achieve 35% of new housing to be affordable on adoption of the RSS.   (This 35% includes all dwellings built, including those that make no contribution to affordable housing provision).


v. Will the allocated sites be large enough to enable provision of AH at this level; should site development viability be factored in, and if so, how?
v.1 The sites will be large enough to enable the provision of affordable housing, with such housing being provided as part of market sites in order to deliver mixed communities and to help sustain communities by providing a range of accommodation which meets local needs.  Policy H02 says that proposals should provide affordable housing in accordance with the requirements ‘where it is viable to do so’.  This builds in flexibility to take account of site viability on a site by site basis.  Having a clear target in the Core Strategy allows landowners and developers to account for the requirement for affordable housing at the initial stage and the price paid for residential land should therefore reflect the affordable housing requirement.  However, the flexibility of assessing viability on a site by site basis allows the costs of development of a particular site, especially exceptional development costs, to be taken into account and where there is an issue of viability, the amount of affordable housing could be negotiated to ensure that development is not stifled and the contribution for affordable housing is also maximised (within the economics of development).  
v.2 However, on a district-wide basis, the Balanced Housing Market model (see response to earlier sessions) suggests that with high levels of demand for housing in the district, the target is achievable in terms of commercial viability. 



vi. Is Policy HO2 sufficiently flexible to take account of changing circumstances?
vi.1 The policy is flexible as viability will be assessed on a site by site basis taking into account the costs of the proposed development and the viability of development and the requirement for affordable housing.  The policy says that proposals should provide affordable housing in accordance with the requirements ‘where it is viable to do so’.  Where there is an issue of viability, the affordable housing can be negotiated to ensure the development is viable whilst also providing a contribution for affordable housing.  This approach is therefore site and scheme specific providing a robust approach which maximises flexibility.


vii. How realistic and deliverable is the application of the 50% target in Service Villages?

vii.1 Allocating residential sites in Service Villages will enable affordable housing to be delivered by cross-subsidy from market housing.    Having a clear target in the Core Strategy allows landowners and developers to factor in the requirement for affordable housing to be provided at the initial stage and the price paid for residential land will reflect the affordable housing requirement.  Combined with a flexible approach which allows site viability to be taken into account ensures that development will not be stifled.
vii.2 The 2007 Housing Need Survey shows that the level of housing need in North Norfolk has almost doubled from a previous annual requirement of 509 affordable dwellings (as identified in the 2001 housing needs survey) to 921 affordable dwellings.  This increase in need supports the requirement for 50% of all market housing schemes to be affordable.  The 2007 Housing Needs Survey recommends a target of 50% in rural areas. The Survey also supports the lowering of the threshold below the PPS3 threshold of 15 due to the level of housing need and states that a threshold of 2 or 3 dwellings in rural areas would be justified. See paragraphs 7.24 to 7.29 of the North Norfolk Housing Needs study [H3].  Such an approach ensures that opportunities to secure affordable housing are maximised.



viii. Is the overall policy likely to be deliverable if market conditions change materially?

viii.1 The overall policy is deliverable due to the flexible approach that is taken.  If there is an issue with site viability, a financial assessment is carried out, this looks at all the costs of development and also the open market value of the completed market dwellings and profit for the developer.  This approach allows any change in house prices (and therefore market conditions) to be reflected in the viability assessment.


ix. Are resources likely to be available to RSLs to help meet the 80% social rented target?
ix.1 Resources are likely to be available and these are a number of Registered Social Landlords (RSLs) operating within North Norfolk which are actively developing more affordable housing and have the financial capacity to fund the provision of affordable housing either through s106 planning requirements or via 100% affordable schemes (where the public subsidy is provided by the Housing Corporation or North Norfolk District Council).  Additionally, developers can choose which RSL to work with to provide the affordable housing and could choose to work with other RSLs which do not currently work in North Norfolk but which has financial capacity.  There are sufficient RSLs with financial capacity to develop more affordable housing for the target not to be constrained.  The Housing Corporation (which regulates and funds affordable housing) assesses all developing RSLs to ensure they have a sound financial basis.  Recent Government announcements suggest that additional funding for affordable housing schemes is likely to be forth-coming in the future. 


x. Is there a local role for intermediate affordable housing and if so where does it fit into the policy framework?
x.1 Intermediate housing is now included in the PPS3 definition of affordable housing. However, the Housing Needs Survey [H3] shows that not all types of affordable housing are useful in meeting housing need.  Where an intermediate housing product is only just cheaper than market rented housing its usefulness is limited.  To be a product which addresses affordable housing need, intermediate housing will be at the “usefully affordable” point as demonstrated in the Housing Needs Survey.  Intermediate housing which meets this point is needed to assist those households in housing need who can afford more than a social rented property but who can not afford market housing.  It forms part of the range of affordable housing required to meet housing need, however, in North Norfolk the main need is for social rented housing due to the interaction of house prices and low local incomes. 
x.2 The Housing Market Assessment [H11] provides an explanation of the intermediate gap (See Figure 24.1 p138) 


xi. Is there a need for SPD on “in lieu” contributions and control mechanisms?

xi.1 The LDS includes for preparation of a developer contributions SPD which will allow for further information to be provided in relation to affordable housing requirements.  This could also include details on phasing arrangements for affordable housing provision as part of market sites and guidance on how contributions “in lieu” of on site provision will be used. It is intended to prepare this SPD during 2008.


xii. Are the control mechanisms spelt out and fit for purpose?
xii.1 Control mechanisms are indicated in the policy and further guidance and information will be included in the SPD on developer contributions. 


xiii. Would HO3 permit AH in unsustainable locations poorly related to key services?

xiii.1 Policy H03, and policy SS2 Countryside, enable the provision of affordable housing in villages which fall within the Countryside Policy Area.   This is consistent with PPS3 which allows the use of Rural Exception Site policies to enable affordable housing in small rural communities that would not normally be used for housing because they are subject to policies of restraint (paragraph 30, PPS3).  PPS7 (Sustainable development in rural areas, B24) also allows for affordable housing in rural areas. 
xiii.2 The value of affordable housing in helping to contribute to and maintain sustainable rural communities is acknowledged by Government.  Paragraph 30 of PPS3 states that rural exception site policies should seek to address the needs of the local community by accommodating households who are either current residents or have an existing family or employment connection, whilst also ensuring that rural areas continue to develop as sustainable, mixed, inclusive communities.  As such, developments allowed under policy H03 will be subject to a local letting policy which ensures they will meet local housing needs, and as such meet the needs of the community.  While some villages may be more remote from the full range of services, this is an accepted part of rural life and the vast majority of the households accessing these homes are already living in the area, usually in unsuitable accommodation. Without the provision of small amounts of affordable housing in these smaller settlements the vitality/social balance and social inclusion of these villages may be lost, and this is particularly an issue in those parts of the district with high levels of second and holiday home ownership where a proportion of dwellings are unoccupied for considerable periods and where the traditional stock of social housing has reduced in recent years through the ‘right to buy’ policy.
xiii.3 Policy H03 relates the affordable housing provision to existing villages and groups of 10 or more dwellings; it is not the intention of the policy to permit affordable housing development in areas which are isolated and not connected to existing communities.  If the policy only allowed development adjacent to Service Villages, large parts of the district’s housing need would not be able to be met.  Also, for some households in housing need, being accommodated in a town or Service Village some distance from friends, family or employment could make it impossible for them to maintain their employment if it results in the need to travel to access their support network.


xiv. Should the need for AH override other planning considerations in smaller villages?

xiv.1 The need for affordable housing is a material consideration and this should be considered along with PPS3 which supports the use of Rural Exception Site policies to provide affordable housing in small communities on sites which would not normally be used for housing.  Such sites would, however, still need to be acceptable in planning and highway terms.  Policy HO3 requires that there is a proven housing need in order for an affordable housing scheme to be permitted, this ensures that there is a clear evidence base to justify affordable housing development in an area which would not otherwise be suitable for development and restricts occupation of such housing to people with a local connection with the village.  
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