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REPORT OF HEAD OF ASSITANT DIRECTOR — STRATEGIC HOUSING

Draft Supplementary Planning Document (SPD) for Affordable Housing

PURPOSE OF REPORT
To inform Development Control Committee of the implications of the draft
Supplementary Planning Document (SPD) for Affordable Housing.

RECOMMENDATIONS

) That the report be noted;
i) That Cabinet be recommended to adopt the SPD for Affordable Housing.

FINANCIAL IMPLICATIONS

The cost of producing this document (including draft documents for consultation)
has been met from approved resources and will be contained within existing
budgets

POLICY IMPLICATIONS

The SPD does not contain any new policy but expands on policy H4 of Walsall's
Unitary Development Plan (UDP). It provides further detail on what type, size,
tenure, location and quality of affordable housing is required.

LEGAL IMPLICATIONS

The content of the SPD is in accordance with the policies of the UDP,
specifically, H4 and H10 (a) lll. The SPD becomes a material consideration that
the Council must take into account when making planning decisions. The SPD
will guide the content of Planning Obligations (Section 106 Agreements) entered
into by the Council.

EQUAL OPPORTUNITY IMPLICATIONS
Provision of more affordable housing, fully integrated within developments, will
increase social and economic inclusiveness by making housing developments
accessible to people with lower incomes.



7.0 ENVIRONMENTAL IMPACT
The SPD provides clear guidelines to developers that affordable housing must
not be substandard housing, in space or standards. It encourages developers to
achieve the Housing Corporation’s Design and Quality Standards, including
Code for Sustainable Homes Level 3 as a minimum. It expects that new
affordable housing will be built to Lifetime Homes Standards.

A sustainability appraisal has been prepared, which shows that environmental
impacts are either neutral or positive. A Screening Statement has identified that
the environmental impacts are not great enough for a Strategic Environmental
Assessment (SEA) to be required. This was sent to English Heritage, Natural
England and Environment Agency who have agreed that there is no need for an
SEA.

8.0 WARD(S) AFFECTED
All

9.0 CONSULTEES
A formal consultation period of 4 weeks ran from 23" January to 20" February
2008. This included contacting housing developers, Registered Social
Landlords, Local Neighbourhood Partnership members etc, as outlined in the
Statement of Consultation.

10.0 CONTACT OFFICER
Neil Hollyhead
Housing Strategy and Partnerships
01922 653469

11.0 BACKGROUND PAPERS

Walsall Unitary Development Plan 2005

Planning Policy Statement 3(PPS3)

Planning Policy Statement 1(PPS1)

Planning Policy Statement 12 (PPS12)

Regional Planning Guidance 11 (RPG11)

The Planning and Compulsory Purchase Act 2004 and associated regulations

S. Byard - Assistant Director — Strategic Housing



This SPD expands on Policy H4 of Walsall's Unitary Development Plan (UDP),
which requires 25% affordable housing on all applicable sites. The SPD does
not contain any new policy but does provide further detail on what type, size,
tenure, location and quality of affordable housing is required. The SPD has been
subject to a formal consultation period and a copy is attached at Appendix A.

The SPD, Sustainability Appraisal (SA), Strategic Environmental Assessment
(SEA) Screening Statement and Statement on Consultation (SOC) are available
on the Council’'s website at:
http://www.walsall.gov.uk/index/environment/planning/local _development frame
work/ldf supplementary planning documents.htm

Council adopted Walsall's first SPD for Affordable Housing in July 2005. Since
then, it has been used to negotiate 300 affordable home ownership (mainly
shared ownership) units on applicable private sector developments. Walsall's
Housing Needs and Demand Study Update (published by Fordham Research
November 2007) demonstrated a need for a minimum of 305 affordable homes
per annum, being mainly larger social rented family homes. The study concluded
that due to increasing unaffordability and an increased supply since 2005, there
was a reduced need for additional shared ownership homes. Based on these
results, the new SPD requires affordable housing to be 100% social rent in the
East of the Borough, and 75% social rent and 25% shared ownership in the
West. It also demonstrates a need for the majority of these affordable homes to
be larger family accommodation.

Planning Policy Statement 3 was published in November 2006 and was
supplemented by advice in “Delivering Affordable Housing”. The documents aim
to support local authorities and others “in delivering more high quality affordable
housing within mixed sustainable communities by using all the tools available to
them”. The Government’'s key objective for planning for housing is to ensure that
everyone has the opportunity of living in a decent home, which they can afford, in
a community where they want to live. They supersede the earlier Planning Policy
Guidance Note 3, and Circular 6/98 on Planning and Affordable Housing.
Changes included the lowering of the threshold from 25 to 15 units for
developments where affordable housing is applicable. There have also been
minor changes to the affordable housing definition, all of which have been
incorporated within the new SPD.

. Affordable Housing is also provided in the borough through Housing Corporation
funded schemes. Walsall attracted £15m funding for the 2006/08 programme,
delivering 348 social rent and shared ownership affordable homes across the
borough. Announcements have just been made by the housing Corporation for
the 2008/11 funding programme, which has seen £20.6m allocated to housing
providers in Walsall to provide 516 affordable homes.
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Appendix A
Supplementary Planning Document (SPD) Matters

Title of SPD
Supplementary Planning Document for Affordable Housing.

Subject
This SPD expands on “saved” policy H4 of the Walsall UDP regarding provision
of affordable housing in the metropolitan borough of Walsall.

Consultation
Representations may be made on this SPD during a four week period between
23/01/08 and 20/02/08.

Address
Further information may be obtained, in written or electr,
Housing Strategy and Partnerships
Walsall Metropolitan Borough Council
2nd floor, Civic Centre
Darwall Street, Walsall
WS1 1TP

Telephone: 01922 653469
Fax: 01922 652043

Email: LDF@walsall.gov.uk

The relevant documents can be insf C
www.walsall.gov.uk/planning/local_de& |df _supplementary_plan
ning_documents.htm , o iRg normale ' at First Stop Shop reception
in Walsall Civic Centrg ic libre ough of Walsall.

Adoption
Anyone could reque ption of this SPD at a specified
address.

completed
has links

ber 2007. In addition, this document is
number of Walsall strategies, specifically

Housing Strategy Summary 2005-2008,
Private Sector Housing Renewal Strategy 2005-2008
Empty Property Strategy 2005-2008,

Black and Minority Ethnic (BME) Housing Strategy 2005-2008.
Copies of these documents are available on request from the contact address
above.



10.

11.

Appendix A

DRAFT SUPPLEMENTARY PLANNING DOCUMENT FOR AFFORDABLE

HOUSING

Page
Summary
Introduction

Aims of the Supplementary Planning Document

Development of Supplementary Planning Docu
Outline of Housing Market and Need in W
Definition and Design of Affordable H
Level of need for tenure, type and si
Affordable Housing LocatiQ

Off-site Provision of Affordab



Appendix A
SUMMARY
There is a requirement to provide affordable housing on each new development of
15 dwellings or above. These sites will be considered on a site by site basis, using
the criteria below, detailing the requirements for the provision of affordable housing:
Provide a negotiated 25% affordable element,

Provided on site, unless there are exceptional circumstances,

An affordable property mix across the Borough focussed mainly on social
rented larger homes,

tween affordable and
aterial specification and

Residential developments should not differenti
private houses in terms of design, location
should therefore be ‘tenure blind’.
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1. Introduction

The Council intends to publish a revised Supplementary Planning Document (SPD)
setting out detailed policy regarding the provision of affordable housing in the
Borough of Walsall.

The purpose of the SPD is to expand on Policy H4 of the Walsall Unitary
Development Plan (UDP) 2005. The policies in this document will not in
themselves lead to any extra house building in new locations; they simply seek to
shape developments that would happen anyway. It is intended to help developers,
planners, local people and other interested parties to enable them to take the need
for affordable housing into consideration at an early stage in the development
process.

The Draft Walsall Sustamable has a commitment to
transformmg the Borough ing housing conditions and

the aspiration Plan. The SPD has been produced to
guide t , 4 ing where it is needed across the Borough.
A Ho nd Study Update was completed in November 2007

‘ : guide the implementation of the Housing Strategy

This SPD Y erial consideration in the determination of planning
' al development within the Borough.

Conformity

The policies and other content of this SPD must be in conformity with the Walsall
Unitary Development Plan and the West Midlands Spatial Strategy, embodied in
the Regional Spatial Strategy for the West Midlands (RPG 11), and must be
consistent with national planning policy. Therefore, in response to any comments
received during consultation the Council has only altered the SPD within the
confines of the conformity requirements.

This SPD has been prepared in line with the Local Development Scheme
submitted to Government in January 2008.
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Comments

As part of the consultation comments or representations could be made
concerning the content of this SPD only. It is not an opportunity to seek to alter
Policy H4 or any other policy of the Unitary Development Plan. A feedback form is
made available for people to comment on this document.

This SPD also takes account of changes made by PPS 3. It includes the new
threshold of 15 units and affordable housing definitions which supersede the UDP,
and these may not be altered by this consultation process.

The purpose of the consultation is to improve this SPD., The Council therefore
welcomes comments about any relevant aspect of thiS&SSPD and will respond
positively where it considers that any suggested chan ad to an improvement.

Aims of the SPD

The SPD will guide delivery of aff i ropriate locations in the
Borough, while at the ' [
: relevant’ Government guidance. It will
ensure a consiste vision of affordable housing across the

this SPD has been carried out in line with Walsall’'s SCI
Planning Policy Statement 12: Local Development
paragraph 4.39), which sets out a number of stages:

The proceSsiior prepari
and that detailed wi
Frameworks (P

=  Stakeholder Involvement: The period of stakeholder involvement began in
December 2007, with a focus group of RSLs and Housing Developers, and
continued until the adoption of the SPD.

" Evidence Gathering: The key element of the evidence gathering stage was a
Housing Needs and Demand Study Update, which was completed in
November 2007 by Fordham Research. In addition, supporting information
was used from Walsall's Housing Strategy 2005-2008.

A Sustainability Appraisal has been prepared to accompany this SPD.
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A Screening Statement on the determination of the need for a Strategic
Environmental Assessment (SEA) has also been prepared, in accordance
with The Environmental Assessment of Plans and Programmes Regulations
2004 and European Directive 2001/42/EC.

" This formal consultation is for a period of four weeks during which people can
comment on any relevant part of this draft SPD. A separate Statement on
Consultation has been prepared to accompany this SPD.

" Monitoring and Review: The Council will monitor the effectiveness of the
SPD in delivering affordable housing against the background of changing
needs and aspirations and will review the SPD as necessary. Details will be
published in the Annual Monitoring Report.

National Policy

Planning Policy Statement 1 (PPS 1): Deliv inable Development
contains guidance for considering affordabl using material planning
consideration. PPS 1 says (at 23 (vii)) th promoting inable economic
development, planning authorities should:; ufficient, good
quality, new homes (including an appro uate levels
of affordable housing) in suitable location rough new development or
the conversion of existing buildings. The ali d be to ensure that everyone

has the opportunity of a decent | at reduce the need to travel”.
Planning Policy Statement 3 (PP C Government published a
revised planning poli ined in Planning Policy
Statement 3 (PPS i 1 by advice in “Delivering
Affordable Housing to support local authorities and others “in
delivering more housing within mixed sustainable
communities by ple to them”. The Government’'s key
re that everyone has the opportunity of
fford, in a community where they want to
ier Planning Policy Guidance Note 3, and Circular

PPS3 requ

Specify the size and type of affordable housing that, in their judgement, is likely
to be needed in particular locations and, where appropriate, on specific sites.
This will include considering the findings of the Strategic Housing Market
Assessment.

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.
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Planning and Compulsory Purchase Act

The Planning and Compulsory Purchase Act came into force on 28" September
2004, introducing a new system for preparing and updating development plans.
Walsall UDP 2005 has been “saved” until March 2008 and the council has
currently placed a submission with government to continue to ‘save’ UDP policies
until replaced. Among the saved policies is Policy H4: Affordable Housing, which
this SPD is designed to expand.

Regional Spatial Strategy

Regional Planning Guidance for the West Midlands (
delivering affordable housing and mixed communitie
for the region on affordable housing. In particular,4
should keep under review the need for affordabl
local housing needs assessments, using
production of which will be coordinated b
social and low cost market housing s
affordable housing. Opportunities shou
stock where this would help the creation o munities, as well as through
new build.” The Black Country £ore Strate the Regional Spatial Strategy
(RSS) review will be taken into wing policy H4 as part of the
LDF process. Specifically RSS rrently states in H8B that
aim to contribute to the
ails each year’. These targets

11) in Policy CF5 on
out the strategic policy
at B: “Local authorities
their area, based on

UDP Policy H4: Affordable Housing

(@) The Council will seek the provision of some 3,600 additional affordable
homes over the Plan period. Taking account of completions 1991-
2002, this implies a need for some 1,841 dwellings over the remainder
of the Plan period.

(b) For the purposes of this Plan, affordable housing is defined as:-

l. Housing provided by an organisation - such as a registered social
landlord or local authority - allocating on the basis of need. While such
dwellings will normally be made available for rent, they may also include
subsidised home ownership, such as shared ownership, where a
registered social landlord or local authority retains a continuing interest;
and
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II.  Low cost market housing, helping to meet the needs of first time buyers,
single people, the elderly, key workers, and other lower income
households, who cannot afford to rent or buy houses generally available
on the open market.

(c) The Council will negotiate with developers for the provision of an
appropriate element of affordable housing in all private housing
developments of at least 1 hectare or 25 dwellings in size which are
considered suitable for this provision (see the criteria set out in (d)
below). Smaller sites which form part of a larger site of at least 1
hectare or 25 dwellings, or which with further land assembly could
reasonably be expected to form part of a site of at least 1 hectare or 25
dwellings, will also be subject to this policy. The policy will apply to all
sites allocated in this Plan, windfall sites and whenever application is
made to renew or extend an existing permission.

(d) Sites will be considered suitable for an element of affordable housing
provision unless developers can demonstrate to the Council's
satisfaction that this provision would be inappropriate. Factors to be
taken into account include the following:-

l. The level of need for, and provision, of affordable housing in the local
area;

II. Any abnormal development costs associated with the site which in
combination with the inclusion of an element of affordable housing
would prejudice the viability of the development;

[ll.  The need to provide for a mix of housing types and sizes which offer a
choice of housing and lifestyle and help to create mixed and balanced
communities.

(e) On sites considered suitable for the provision of an element of
affordable housing under (c) and (d) the Council will normally negotiate
with developers for 25% of total dwellings to be affordable homes within
the terms of the definition set out in (b).

(f) There will be a strong presumption in favour of the affordable homes
being provided on-site as part of the proposed development. Where
this is the case, the Council will negotiate with developers for the
affordable homes to be integrated within the development.

(g) In exceptional circumstances, the Council may consider provision of the
affordable housing element off-site, subject to an equivalent level of
housing need being met. This may be either by the developer directly
providing affordable units on the alternative site, or by making a
financial contribution to enable the provision. The meeting of other
policy objectives or the economics of housing provision could provide
justification for such off-site provision.

(h) Developers must ensure that affordable housing will be reserved for
those who need it (these will include people on housing waiting lists and
those who cannot afford to purchase a property on the open market)
and that it will remain available at low cost for initial and successive
occupants. Developers are encouraged to enter into partnership
arrangements with registered social landlords whose interest in the
property will ensure control over initial and future ownership and
occupation. Alternatively, developers must demonstrate how these

9
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objectives will otherwise be secured. Where affordable housing is
provided under Part Il of the definition it will be necessary for developers
to prove that such housing will meet the needs of those who cannot
otherwise afford rents or prices prevailing in the locality.

(i) The provision and continued availability of affordable housing under this
policy will normally be secured through the use of Planning Obligations.

() In addition to the affordable housing to be secured under the foregoing
parts of this policy, the Council will also continue to encourage the direct
provision of affordable housing in developments promoted specifically
for this purpose by registered social landlords or others. These
schemes will often be on smaller sites below the size threshold
specified in (c) or through conversions.

Outline of Housing Market and Need in Walsall

Stock and condition

There are 107,600" dwellings in Walsall, ially rented, 8%

Homes standard by 2010, which is includi ective demolition, providing
new sites for housing.
showed that TBA% of stock fall standard.
Demographics

The 2001 Census shg
3.1% since 1991.

,499; a reduction of
ts overall, the population in
Walsall will decli 49,400 by 2026. This is a
consequence of outy this reduction in population is
not reflectedyls sted ousehold formation over the

n the previous 1996-based projections. Further
ainly for lone parent, other multi person and one
objective of the Regional Spatial Strategy is to
counter the trene ation out of the major urban areas and this is

carried forward in ’hase 1 Revision: the Black Country. It would have
implications for household formation rates.

person house

Census 2001 indicates an ageing population profile in Walsall. 24% of all
households consist entirely of pensioners; this includes lone pensioner
households that account for 14.8% of all households. There is a diverse range of
communities living within the borough. Black and Minority Ethnic (BME)
communities account for 13.6% of the total population. HDAM?® shows that the White

! Census 2001

2 Population and Household Forecasts for Black Country Districts with an Ethnic Group Dimension
Report to Wolverhampton City Council C3551 / September 2007

3 Population and Household Forecasts for Black Country Districts with an Ethnic Group Dimension
10

65% is owner
occupied. Stock in the social rented se i ' the Decent

survey in the Private Sector
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British population will decline from 217,300 to 201,250 and will make up 81% of the
total population in 2026 compared to 86% in 2004. The most significant predicted
increases are for mixed ethnicity groups, Pakistani and Bangladeshi/other Asian
between 2004 and 2026. Our communities are becoming even more diverse with the
new arrivals from a variety of different countries. The 2001 Census showed that
unemployment and retired levels are higher than England and Wales averages.

Affordability

Housing affordability continues to be an issue for Walsall, as with the majority of
the country. Average annual income is £18,500* and average house price is
£131,040°, demonstrating on average (excluding any deposit) that prices are 7
times average income.

East/West Housing Market Profile

There are differences in the housing market in t
map below shows the 9 Local Neighbourho
East/ West split in the Borough.

s of the Borough. The
oundaries and the

Figure 1

Walsall study area

Brownhills
Aldridge North

EAST

Aldridge South
& Streetly

Pheasey
& Paddock

& Pleck

Darlaston

St Matthews
& Birchills Leamore

Report to Wolverhampton City Council C3551 / September 2007

* source: calculations from Inland Revenue 2004/05, tax payers survey)
® Land Registry House Price Index

11
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The East/West markets are highlighted by characteristics from Census 2001 data
below:

Housing Need

12

a quarter (26%) of properties in the east of the borough are detached
compared with 12% in the west of the borough,

the vast majority (77%) of housing in the east of the borough is owner
occupied compared with only 55% in the west of the borough,

there is almost twice the rate of overcrowding in the west of the borough (7%)
than in the east of the borough (4%),

there are twice the number of Black and Minority Ethnic (BME) residents in
the west of the borough (17%) than in the east of th rough (9%),

erty prices in the east of
ugh.

Land Registry 2007 Sales showed that avera
the borough are 42% higher than in the west

ned through a

update to the Borough Wide Housing Ne Demand study which
. The original survey

included 500 face to face inte . stal questionnaires
distributed randomly across th i itional 1750 distributed to
areas of higher Black At concentration. 2,806
guestionnaires we ple of 3%. The study gave
results with a cg : = nd confidence interval of +/- 2% across

the Borough,@nd : ast and West housing markets in the
Borough.

ble housing,

supply of af

a re-basing of household figures.

The results and estimated supply are based on information available at
the time of the study, and do not take any account of investment or policy
change that takes place after that date. For the purpose of this study,
households were deemed as requiring affordable accommodation if they
could not afford their housing costs within a sliding scale of 25% to 35% of
their income.

The study shows that there is a projected annual shortfall of 305 units
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and supports the target of at least 25% affordable housing element on
each development.

Required Property Mix

4.11 The study indicates the required property types within the shortfall, and recommends
the property sizes in table 1. Firstly, residents need was measured against a strict
bedroom standard using the Basic Needs Assessment Model (BNAM) as defined in
ODPM Guidance 2000 ‘Local Housing Needs Assessment. A Guide to Good
Practice.” However, this does not take account of the respondents’ stated
requirements in the study and therefore a Balanced Housing Market (BHM) Analysis
has been produced, as also recommended in the Government guidance and Audit
Commission work. Due to the different methodologies, 0 methods produce
different results although, both the BHM and BNAM an suggest that there will
be a shortage of larger affordable housing in the To ensure a balance
between need and aspiration in the affordable housi ion in the Borough, the

2 analyses have been combined in Table 1. tails, see Walsall's
Housing Needs and Demand Study Update N
(www.walsall.gov.uk/index/housing/surveys

age figure

4,12 e’ column represent

g. This shows that the

Table S9 Total @
Tenure AVERAGE
1 bedroo (12.9%) (3.2%)
2 bed (5. 20.8% 7.8%
3 bedro 15.4 77.7% 46.5%
4+ bedroo 83.7% 14.5% 49.1%
TOTAL 100.0 100.0% 100.0%

S : am Research Walsall HNDS Update 2007

4.13 Table 2 provides anh analysis of need by property type. It clearly
demonstrates a need for houses rather than flats. It should be noted that
this analysis covers all tenures, not just affordable. This will not preclude
support for affordable flats, but the focus will clearly be on houses.

Table 2: Property Type Shortfall — All Tenures

13
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Table S8 Total annual shortfall or surplus (constrained model)
() indicates surplus

Property type Accommodation requirement TOTAL
1 bed 2 bed 3 bed 4 bed

Flat (143) (343) 48 0 (438)

House 0 1,047 (328) 219 938

TOTAL (143) 704 (279) 219 500

Source: Fordham Research Walsall HNDS Update 2007

The Housing Needs Study 2007 update also identifies a n
all tenures for older people, particularly social rented (T.
specifically states that for affordable housing bungal
units per annum over the next two years, some of
the current stock’ (9.15).

9.8 and 9.9). It

Tenure and Area

4.14 The Housing Needs and Demand Surv
Neighbourhood Partnership (L
However, due to the smaller rg
levels, and the earlier data showi
markets, it was felt more robust to
markets of the Borough

4.15 Table 3 shows't gh has a need mainly for social rent, with
some shared o C & Borough shows a need for 100% social
rent.

Table 3:

Sub-area Shared_ Social rent TOTAL
ownership

East (13) (0%) 140 (100%) 128

West 39 (22%) 138 (78%) 178

TOTAL 26 (9%) 279 (91%) 306

Source: Fordham Research Walsall HNDS Update 2007

Supported Housing Schemes

4.16 There is a requirement for supported housing schemes in the Borough,
including Young Parent, Learning Disability and Older Person Schemes,
specifically Extra Care. This requirement will be updated by the
Supporting People Strategy Review due for completion in August 2008
The Strategy will be used to inform the need for future affordable supported
housing schemes.

14

or bungalows across

is a ‘demand for 230
met through relets of

atified across the 9 Local
ted on the map in Figure 1.
involved at these sub areas
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Definition and Design of Affordable Housing

Definition

The Council follows the policy guidance given in PPS3 which provides an
affordable housing definition. These definitions replace guidance given in
Planning Policy Guidance Note 3: Housing (PPG3) and DETR Circular
6/98 Planning and Affordable Housing. This definition supersedes UDP
H4 and is as follows:

Affordable housing is:
Affordable housing includes social rented and intermediate housing, provided to

specified eligible households whose needs are not met by arket. Affordable
housing should:

Meet the needs of eligible households includi
enough for them to afford, determined wit incomes and local
house prices.

Include provision for the home to re
eligible households or, if these restric d, for the subsidy to be
recycled for alternative affordable housi i

Social rented housing is:

above those of social rent, but below market price or
rents, and wh g Criteria set out above. These can include shared equity

er low cost homes for sale and intermediate rent.’

The definition does 2xclude homes provided by private sector bodies or provided
without grant funding."Where such homes meet the definition above, they may be
considered, for planning purposes, as affordable housing. Whereas, those homes
that do not meet the definition, for example, ‘low cost market’ housing, may not be
considered, for planning purposes, as affordable housing.

As illustrated earlier, the main need is for social rented housing, with some
Intermediate Affordable Housing (Shared Ownership/equity) as detailed by the
Housing Needs and Demand Study 2007 Update.

Social rented housing generally tends to be provided by registered social landlords
and is allocated on the basis of need and in accordance with the Council’s
Nominations Policy at that time. The developer sells the property to an RSL at a
discounted rate.

15
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Shared ownership is housing that is partly sold and partly rented. The developer
sells the property to an RSL at a discounted rate. The home buyer purchases a
share of the property, between 25% and 75%, and rents the other portion from the
RSL. The owner can purchase additional shares at any point, up to full ownership.
The cost of the additional shares will be based on market property value at that
time. The Registered Social Landlord would have first option on any resale so that
the affordability benefits are enjoyed beyond the first occupier. In cases where the
shared ownership purchaser increases their share of ownership to 100%, the
Council will expect the Housing Association to reinvest the money in Walsall for the
purposes of affordable housing.

Shared equity housing is housing where land value is retaiped by the landowner or
housing provider, to enable in effect, the sale of the erty at a discounted
market value to the homebuyer (as the homebuyer p ses the property but not
the land). There is no requirement for the purcha rent or interest on the
chase further shares

The Council would expect the land valu [ ble subsequent
purchasers to access low cost home ow

o the first occupier only is
housing. To be affordable, it
would need to be demonstrated 't ation would be priced below
the current average price paid b e Borough for properties of
a corresponding size in similar ared price ed to be affordable to 1%

g . developer must be able to
! ained for Subsequent purchasers. The
Council will negotiate as the majority of the affordable home
ownership housi . Council will consider ‘discount for sale’
affordable units, wie f i in quality of the units, on a site by site

affordable home ownership products as long as
affordability needs of residents, and can be

All affordable hotising should be designed to the highest standards and

should be indistinguishable from neighbouring open market housing.

The Council is committed to the fact that affordable housing must not mean
substandard housing, either in terms of space or standards. Detailed

guidance on housing layout and design principles is contained within the

SPD for Urban Design, January 2008. The Council encourages all affordable
housing to conform to a minimum of the Housing Corporation’s Housing

Design and Quality Standards, including the Code for Sustainable Homes level 3.

16
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5.9 The Council will encourage developers to build the affordable housing units to a
‘Lifetime Homes’ standard.

AH1 - Quality of Affordable Housing

(a) Affordable housing must not be substandard housing, in terms of
space or standards, and is encouraged to conform to the Housing
Corporation’s Housing Design and Quality Standards. Residential
developments should not differentiate between affordable and private
houses in terms of design or material specification.

17
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Level of Need for Tenure, Type and Size

The Housing Need and Demand Study Update 2007 demonstrates a need for an
additional 305 affordable homes per annum, which supports the affordable target
of 25% on applicable developments. It demonstrates that across the Borough
there is a need for 90% social rented property, and 10% shared ownership. This
requirement has been split across the East and West of the Borough to reflect
the different markets. The study also provides guidance on the desired size and
type of property, showing the main requirement is for larger properties and
houses. There is also some need for social rented bungalows. Flats will only be
considered where appropriate to the specific site.

In addition there is a requirement for supported housin
including Young Parent, Learning Disability a
specifically Extra Care. This requirement wil
Strategic Partnership’s Older Persons Strateg
and by the Supporting People Strategy R
2008.The considerations for the suitabilit
to include size, property type and locaii
by site basis. The Council may see

emes in the Borough,
der Person Schemes,
dated by the Borough
letion in March 2008
pletion in August
es would need
ed on a site
housing for
e housing contribution made
should be located within easy
reach of local facilities and g6 ' transport and supported by

rfhen negotiating the appropriate mix of
ill adopt a flexible approach towards the

ffordable housing provision by property size and
pes and sizes of affordable housing may be subject to
ued monitoring from Housing Needs Updates, Walsall
Housing Matrk ySis reports, Sub Regional Housing Market Assessments

etc.

AH2 Tenure Type and Size
Wherever possible the Council will require:

(@)
(b)
()
(d)

West of Borough — 75% social rent and 25% shared ownership
East of Borough — 100% social rent
Supported Housing Schemes across the borough where appropriate

A property mix of predominately houses (to include flats and
bungalows where appropriate) with 10% 2 bedroomed, 40% 3
bedroomed and 50% 4 bedroomed and above
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6.4

6.5

6.6

6.7

Appendix A

Abnormal development costs

Policy H4(d)Il refers to the relationship between abnormal site development costs,
the cost of providing affordable housing and subsequent financial viability of the
development.

Although a particular development scheme may not be able to accommodate
affordable housing at 25% or some lesser proportion, it might be the case that the
requisite quantity and mix of affordable housing could be provided by a different
scheme. The Council will take this possibility into account when judging the viability
of schemes and whether a reduction in affordable housing provision would be
acceptable.

context of a

ing majority of new

ets a target of 95%

with past industrial
be expected to

. However, in
as to render
makes an

“Abnormal” is a relative term, which should be considered i
metropolitan borough where it is expected that the over
homes will be built on previously-developed land (the
during 2002 to 2011). This is likely to lead to costs
and mining activity, for example, which develop
bear in addition to providing a full complemen

allowance for abnormal development costs t
the affordable housing contribution.

In these cases, the developer wou mit a full financial appraisal
demonstrating the impact of abnorm lement of affordable
housing on the financial viabili
independent assessor sional and impartial adwce
The developer shall

carried out for the d the cost should not be borne by the
public purse. In con ing figaneia and other information, the council
will respect [ ? sensitivity, within the confines of the

flood manag 2nt; or other constraints, which, individually or
in combination, might severely affect the viability of the
development.

b) The onus will be on the developer to submit evidence,
including a detailed financial appraisal of the scheme, to
demonstrate that abnormal development costs would
necessitate a reduction in the affordable housing element. The
appraisal will be independently assessed and the developer
will bear the cost of this assessment.
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7.

7.1

7.2

7.3

Appendix A

Affordable Housing Location

The council will expect affordable housing to be provided on site. UDP H4 e
specifically states ‘There will be a strong presumption in favour of the affordable
homes being provided on-site as part of the proposed development.’” There may be
exceptional circumstances where the council may consider an off site provision.

On-Site Provision of Affordable
There are two main ways of providing affordable housing on-site:
the site is developed and a proportion of the uni

developer to a Registered Social Landlord
without a transfer of ownership of land); or

are transferred by the
to manage (with or

housing and transfer a proportion to an sure that the
affordable homes are evenly distribut part of the
development.

The on site affordable housing
development. This is very often refe
affordable units should be shown
agreement. If this is ne mencing on each phase of
the development, a glo )i ation and mix of the affordable housing
oved by the Council.

e fully integrated within the
otting’. The location of the

(c The spread of non-flatted accommodation will be negotiated on a
site by site basis, but should be in clusters no greater than 4 houses.

(d) The spread of the flatted element will be subject to negotiation on a
site by site basis. For ease of management purposes, the Council
may accept affordable flatted accommodation together in the same
block.
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8.1

8.2

8.3

8.4

8.5

8.6

8.7

Appendix A
Off-Site Provision of Affordable Housing

Examples of exceptional circumstances could include:

Regeneration Areas:

Affordable housing provision may be guided by SRF or WRC masterplans, which
may in exceptional circumstances require the use of commuted sums to deliver
balanced communities. It should be noted that there will still be a strong
presumption that affordable housing will be provided on site.

Supported Housing Schemes:

If suitable sites based on size, property type and location do not become available
to meet the needs of client group schemes, such as young parent or older person
schemes, it may be appropriate for the Council to negoti ff site provision.

Meet property type and size shortfalls:
The property type and size requirements are di Section 4. For certain
property types and sizes which, subject i are found to be
underrepresented in developments, it may b ff site.

Types of off site provision

nsider off site affordable
rovision or finally Commuted

There are two main ways that W
housing provision. These are fi
Sum.

Direct Off site Provisiag

There may be instafice ‘ may be more appropriate and beneficial
for meeting the a the Borough. However, it is likely that

this will only happe [ an are the Council, the developer or an RSL
' E affordable units to be provided on an

mmuted sums are appropriate in place of affordable
n circumstances where on-site provision is not possible.
ommuted sums only in exceptional circumstances where
all other avenue e been explored and the developer has proved to the
Council’'s satisfaction that the site is unsuitable for affordable housing, or that the
Council deems that a commuted sum would be more beneficial in the instances
outlined above in 8.1 to 8.3. The Council may negotiate with the developer for a
full or part commuted sum.

housing prov
The Councll

All cash payments will be held in a ring-fenced account and used to fund affordable
housing in line with the Council’'s Housing Strategy. Contributions will mainly be
used to fund affordable housing opportunities across the Borough, although there
may be occasions where the funding will be used to improve the condition of
existing dwellings.
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8.8

8.9

8.10

8.11

Appendix A

The Council will base the calculation of the commuted sum on the sum required to
enable a similar amount of affordable housing of an appropriate type and size to be
provided on another site in the borough.

As a basis for negotiation, the commuted sum will be the theoretical subsidy cost
of on-site provision (assuming 25% provision and the tenure, type and size
requirements contained in AH2).

These costs are available from the Council should a commuted sum be necessary.

In addition, any money paid to the Council for the purposes of providing affordable
housing shall be repaid to the developer if not used by a specified date for the
specified purpose. Commuted sums will be secured in lipe with the Government
Circular 05/2005.

AH5 Off Site Provision

(@ The Council will always seek on site
exceptions which are not defined
may include: guidance from re
masterplans), specific client nee
and type of provision.

(b) Inthese instances of off ¢
instance, encourage off s
suitable, the Council will
developer.

Where this is not
sum from the
(c) ] ated to ensure that the Council

svelop the level of affordable
ar area of the Borough
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9.1

9.2

9.3

9.4

Appendix A

Planning Obligations

Where affordable housing is to be provided, the applicant will be expected to enter
into a S106 or other appropriate legal agreement to secure the agreed provision
and to ensure that the provision remains genuinely affordable for as long as is
required.  Developers will also be encouraged to enter into partnership
arrangements with Registered Social Landlords early in the process, whose
interest in the property will control initial and future ownership and occupation. A
list of RSL partners is included in Appendix 1. This list may change over the life of
this SPD.

Affordable housing should be available, both initially and for subsequent
occupancy, only to those with a demonstrable housing d and at a price level
which can be sustained by them.

It is intended that the Council will consider draft S ents at the same time
as the planning application. The Council wi the agreement is
concluded before the granting of planning p be as specific as
possible about the amount and type of i provided, the

Council will encourage the submission

The Section 106 Agreement or
requirements with regard to:

The location ang huti g within the site,
ation in relation to the whole site (a

ffordable housing provision before a
- on phased housing

The timing and conditions for the transfer of the land or affordable housing to
a housing association,

Mortgagee in possession clause.
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10.

10.1

10.2

10.3

10.4

Appendix A

Monitoring and Review of the Supplementary Planning Document

The Council currently monitors the levels of provision of affordable housing on an
annual basis as part of our contribution to regional monitoring. The Council will
plan, monitor and manage the levels of affordable housing provision across the
borough to ensure that sufficient homes of the right type, size, tenure and quality
are produced to meet the needs of the borough’s existing and potential residents.
As discussed earlier, this will be fed back into the planning process to encourage
the right property mix, through focus on specific sites or commuted sum if
necessary.

Information from a variety of sources will need to b
affordable housing requirements, and subsequently a
may include future revisions to government guid

ed to any review of
iew of this SPD. These
alsall's UDP and future

Walsall's Local Development Framewo i hrough the
Annual Monitoring Report. The provision e housing will be monitored
through this report.
The provision of Affordable Housi

Number of afforg
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Appendix A

Appendix 1

List of Registered Social Landlord (RSL) partners.

Matrix Partnership

Sanctuary Housing Association

Jephson Housing Association
Bromford Housing Group
Servite Housing Association
Housing 21

Midland Heart Housing Association
Walsall Housing Group

Waterloo Housing
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