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Interim Mixed Affordable and Market Housing Position Statement
 January 2010
1 East Devon District Council is aware of the lack of affordable housing in the District and the low levels of affordable housing constructed in recent years.  In 2009 the Council approved an Interim Mixed Affordable and Market Housing Position Statement for schemes in rural areas.

2 This Position Statement is not part of the East Devon Local Development Framework or the East Devon Local Plan and it does not form supplementary policy to the Local Plan.  However it does highlight factors that will form relevant material considerations which, when taken in conjunction with adopted Local Plan policy and other local, regional and national policy, will inform the determination of planning applications.  Where compliant with this statement and the broad thrust of adopted Local Plan policy the Council will seek to support applications. The interim statement recognises that material considerations might make it appropriate to support residential development schemes outside existing Built-up Area Boundaries. Any application submitted that accords with this position statement will nethertheless be advertised as a departure and  any decision taken will need to be balanced alongside Local Plan Policy S5 Countryside Protection which places constraints on development outside boundaries.  It should be noted that the Local Plan includes a range of policies that cover such issues as landscape and wildlife protection and design standards.
	Interim Mixed Affordable and Market Housing Position Statement
Rural departure sites (beyond Local Plan Built-up Area Boundaries) for development of a mix of affordable and market housing will be permissible provided that the following criteria are met in full: 

(a) The new development should integrate the open market and affordable housing, making the best use of land and the development should be well related to and complement and be compatible with the built form of a settlement.

(b) The scheme is at/near a village or settlement with a Built-up Area Boundary and/or with a state primary school. 

(c) A local housing needs assessment shows a need for affordable housing in the settlement and/or in surrounding areas and the open market housing will be of a type or size that is justified through the needs assessment and similar in size and character to the affordable houses.

(d) At least 66% of all dwellings will be affordable in perpetuity and of these at least half will be available as social rented properties. 

(e) No open market property/properties may be occupied until at least twice that number of affordable dwellings have been completed. 

(f) The development will be for no more than a total of 15 dwellings. 

(g) The cumulative impact of successive applications on the same land will be carefully considered against criteria (a).

This statement will apply (in the first instance and subject to annual review) to the end of year 2010.  Any application will need to be submitted in 2010 (including outline and reserved matters) and shall be implemented (not just a technical start) within one year off the grant of permission.  This shall be formalised as part of the Section 106 agreement.  

Any prospective applicant should discuss their proposals (enter pre-application negotiations/ discussions) with the Council before submitting an application.


3 This position statement will apply to rural areas of East Devon. It will not be applicable to the towns listed below and the rural areas abutting these towns:

· 
Axminster;
· 
Budleigh Salterton;
· 
Exmouth;
· 
Honiton; 

· 
Ottery St Mary;
· 
Seaton;
· Sidmouth (including Sidford).
4 Whilst development beyond existing Built-up Area Boundaries will be permitted it must be in locations that are close to existing villages and their facilities.  The statement does not seek to define particular architectural styles, it does not, for example, prevent innovative or contemporary designs, but it does place the onus on high quality development that complements existing built forms, styles and materials.

5 To encourage non-car reliant lifestyles (and to recognise that not all people have access to a car) the statement seeks to ensure that residents of any scheme will be able to walk to or take public transport to a range of facilities.  Access to a state (including church) primary school is seen as highly desirable given the role of schools as a key community facility.

6 The statement is built on the basic premise that there is a need for affordable housing.  If there is no need in the vicinity of the application site then the statement will not apply.  A housing needs assessment does not need to be a lengthy piece of work and in many cases needs assessment work may have already been undertaken.  Typically the open market housing will be expected to be smaller cheaper housing though this may not always be the case. It could be that specialist types of housing targeted at particular groups of people, for example retirement homes, might meet an otherwise unsupplied need.  Flexibility is provided to prospective developers to show how their schemes will meet a need.

7 The statement is seeking, first and foremost, to deliver affordable housing.  Therefore a high affordable housing figure is set.  The expectation is that prospective developers will work closely with a housing association (or other social housing provider) to ensure that affordable housing provision occurs. Whilst a formal financial viability assessment has not been undertaken informal assessment suggests that if social housing grant is available it should allow for the affordable housing to be built with nil developer contributions (other than provision of land).  This would then leave the open market provision as the element of the scheme that generates the main element of any financial return with this return typically being higher than agricultural land values. 

8 The policy and permission period is time limited in recognition of the fact that it will be superseded by Local Development Framework Policy.

9 To help ensure that affordable houses are actually built there is a constraint that no open market property/properties are built until at least twice that number of affordable dwellings have been built.

10 The statement is aimed at provision of small scale schemes.  If larger schemes were allowed they could run counter to the strategic aims of adopted Local Plan policy. 

11 The Council will be producing a standard Section 106 template to accompany this statement which will;
· define affordable housing in compliance with Planning Policy Statement 3 - Housing definitions; 

· set out that the Council will hold nomination rights for the affordable housing;
· ensure the affordable dwellings are held in this status in perpetuity;

· advise on linkages between the open market and the affordable housing; and

· establish what the Council regard as true implementation.

	If you have a specific scheme you wish to promote under this position statement please contact the Housing Strategy Team at East Devon District Council.
· By telephoning: 
Paul Lowe on 01395 516551 or  Emma Charlton on 01395 519982 

· Or by email at: 
housingstrategy@eastdevon.gov.uk
· Or by writing to:
Housing Strategy Team, 




East Devon District Council,




Knowle, Sidmouth
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