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4The Core Strategy - Social Inclusion
Issues & Options
This document has been produced by the City Council as a part of the first stage in 
preparing Plymouth’s new Local Development Framework (LDF). Its intention is to 
generate discussion about the city’s social issues and options.  

Plymouth is experiencing a period of significant change.  There is a real expectation of 
improving the quality of people’s lives in a way that truly reflects the aspirations of local 
communities.  Significant developments are already underway to deliver key elements of 
this vision.  Further major opportunities are coming forward.  We need your help to evolve 
a Development Framework to manage these changes effectively.

In order to shape the content of this new development framework, we would like to know:-

What sort of Plymouth do you want to see in the future?

What changes, if any, need to be made in your area to help 
improve it?
The answers to these questions, and to the key questions set out in this document,  will 
shape the social inclusion section of the ‘Core Strategy’ document.  This will outline how 
the city’s spatial planning provision for affordable housing, health, well-being and safety, 
together with strong and inclusive neighbourhoods, will evolve over the next ten or more 
years.
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The timetable for production of the Core Strategy is:- 

• public consultation on the issues and options set out in this document in March/April 
2005,

• publication of the preferred options in May 2005, which in turn will be consulted on in 
May/June 2005, leading to submission of the Core Strategy in September 2005.

The purpose of the social inclusion section of the ‘Core Strategy’ document, is to set out 
how the spatial planning framework can contribute to realising the following vision set out 
in the City Strategy and Action Plan.

A multi-cultural city where significant social exclusion no longer exists.  A city where all 
the needs of all its citizens are met by high quality, cost effective services and outstanding 
levels of community involvement.

We need your views to help us shape this section of the Core Strategy
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1. Housing Need
A key question the LDF needs to address is - How to improve the condition of the existing 
housing stock so that everyone has a decent home to live in?

Planning is one of a number of partners involved with the identification of housing issues 
and the delivery of housing to meet the needs of the City.  It works closely with the 
Housing Department, who  are charged with producing a Housing Strategy for the city.

The Housing Strategy is a document which examines the housing needs of Plymouth 
within the context of the sub-region and the broader plans of the City Strategy.  The 
Housing Strategy sets out plans for addressing these issues up to 2007.  The current 
Housing Strategy Document has recently been accepted as fit for Purpose by Government 
Office and approved by Cabinet.  There are two fundamental drivers behind the Housing 
Mission Statement and objectives:

• To be able to provide sufficient housing in good condition which offers choice and 
accessibility.

• A recognition that the City must have stable and sustainable housing neighbourhoods 
to underpin all its other objectives, including the achievement of good health, 
education, economic prosperity, community safety etc.  Local and national evidence 
suggests that areas with poor housing and high turnover produce unsustainable 
neighbourhoods.

The Government currently have Housing high on their agenda, and have recently 
published a number of planning related policy and guidance documents, including 
proposed changes to PPG3 Housing.  This emphasises the role of Planning Authorities in 
creating sustainable communities through the provision of a mix of housing to meet local 
needs, including:-

• Affordable housing.

• The needs of specific groups (including Black Minority Ethnic Groups, first time 
buyers, students, disabled, older people, gypsies and travellers). 
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Issues and Opportunities
Some of the main issues arising from this relate to:-

• A decent and safe home is a basic need, and a key determinant of good health.  
Expected future population growth in Plymouth, together with the trend towards 
smaller household sizes, will both create demand for housing.  As well as providing for 
increased demand, we must also provide for varying needs. 
Background information in the form of The Housing Needs Study and Urban Capacity 
Study indicate that there are the opportunities to provide for the city’s housing needs 
(a requirement for some 14,500 new dwellings by 2016), in terms of numbers and 
types of dwellings.

• There have however been problems historically in trying to meet the needs of gypsies 
and travellers within the city.  Proposed changes to legislation (Planning for Gypsies 
and travellers sites- Consultation paper) make it clear that there will be a need to find 
a site, or sites for gypsies and travellers through the LDF process.

• Although Plymouth’s average house prices compare favourably with surrounding rural 
districts, housing affordability is becoming a concern in Plymouth, making it difficult for 
young people or for people on low incomes to afford a house that adequately meets 
their needs.  The City’s Housing Needs Study has identified the need to provide new 
affordable housing as well as to improve the condition of some of Plymouth’s existing 
housing stock.  (This question is addressed in detail in the next section.)

• While Plymouth has a low percentage of second homes compared to surrounding 
districts, new waterfront housing developments may result in more second homes.  
This should be monitored to ensure that second home ownership does not become an 
issue for waterfront neighbourhoods.
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2. Affordable Housing
As part of the housing need question the LDF needs to address - How to increase the 
provision of affordable housing?

Affordability issues, and access to housing, is more critical in the South West than 
any other region. Addressing housing need to ensure homes of the right type, size, 
and tenure must therefore be a starting point in the consideration of housing planning  
policy.  To provide the evidence base upon which to build housing policy, Plymouth has 
commissioned two important pieces of work, both covering needs within a sub-regional 
context:

• An Interim Housing Market Assessment

• A Housing Needs Survey

Housing Needs Survey

A Housing Needs Survey was carried out by Opinion Research Services (ORS) in 1998 
and updated in 2002 to reflect changes in incomes and house prices. The survey was 
jointly commissioned by Plymouth City Council and South Hams District Council

When the annual existing and new need is added up, this leaves an estimated annual 
shortfall of 332 affordable homes.  This is the gap in housing need that must be addressed 
to make sure everyone is properly housed and our problems don’t get worse.

Table 1: Affordable Housing Needs

Gross demand for affordable housing
In-situ problems 126
Backlog 490
Newly arising need 1403
Total 2019
Supply of affordable housing
Social housing stock relets 1687
Total annual affordable housing demand 332
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Summary of key findings of the Housing Needs study include:

• The overall housing shortfall for the city is 815 dwellings per year.

• Need for affordable housing accounts for 332 dwellings (40%).

• Need for social rented and low cost homeownership opportunities.

• Greatest need of new provision is for single person and larger families.

Affordability Levels

The government require that affordability levels are defined by the relationship between 
property prices and local income levels.

Average house prices in Plymouth rose by 20.7% in the last year but are the lowest 
of any SW district or unitary authority at £120,000.  Although in a better position than 
neighbouring authorities, an affordability gap exists in the city.  Average incomes in 
Plymouth are £22,200, with 46% of the population earning less than £18,000 and 18% 
earning less than £13,000.  This clearly illustrates that access to owner occupation 
remains beyond the reach of many residents, particularly first time buyers, with the cost of 
an average house being 5.4 times average incomes.  This severely limits housing choice 
for those on low incomes.

Table 2: House price rises 1998-2003

Area Price 2003 % Increase
England £169,000 148
South West £179,000 160
Plymouth £120,000 131
Carradon £165,000 181
West Devon £195,000 164
South Hams £224,000 179
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Table 3: Average house prices 2003

Plymouth Carradon West Devon South Hams
new resale

All 133,000 120,000 149,000 182,000 214,000
Detached 287,000 243,000 214,000 241,000 299,000
Semi 197,000 126,000 134,000 175,000 185,000
Terrace 179,000 109,000 113,000 144,000 160,000
Flat 106,000 80,000 107,000 127,000 173,000

Whilst house prices have risen considerably, average earnings over the same period have 
not kept pace.  Earnings in Plymouth increased by 28.6% with a 31.5% increase in the 
Travel To Work Area. 

The New Earnings Survey 2003 details that the average income in Plymouth is £22,200, 
with 46% earning less than £18,000, 18% earning less than £13,000 and 10% earning 
less than £11,000.

What is most significant is how much income is now needed to buy a property.  In 
Plymouth the average income earner of £22,200 would have a £39,000 affordability gap 
on the average priced house (needing to borrow over 5 times income) and even a gap of 
£4,000 on the lowest quartile price. 

Delivery through the Planning System

Under the current policy, the City seeks to secure 25% affordable housing on all qualifying 
sites (i.e. those which provide 25 or more dwellings).  The  Housing Needs Survey has 
identified a total annual affordable housing requirement of 332 properties, of which around 
230 could be delivered through Housing Associations, Regeneration and Empty homes 
activities.

This results in a need to deliver a further 100 new homes through the planning system.  
The number of new private sector homes provided in the City per year is around 440.  We 
therefore need to seek 25% of these to be affordable to secure our target of 100.  This is 
our target of seeking 25% affordable housing through the planning system.
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Achievement of this figure is dependent upon developers bringing forward sites, over 90% 
of which are brownfield, which can add both complexity and cost.  Local development 
costs combined with relatively low property values limits the potential for the private 
market to deliver higher percentages.

Whilst 25% remains the most realistic balance between housing need and deliverability, 
both the thresholds and percentages will be reviewed as part of the Local Development 
Framework.  Work carried out by consultants ‘Three Dragons’ and the Planning and 
Housing Services has risk assessed the 25% target and considers this is the best balance 
between encouraging supply and meeting affordable need.

The city will need to closely monitor development starts and market conditions which 
could adversely impact upon developers bringing forward sites.

Affordable Housing Issues and Opportunities
• Defining the percentage of affordable housing, and site threshold levels.

• Defining what is affordable housing in Plymouth’s case. 

• The majority of Plymouth’s Development land consists of previously developed land 
which is said to be more costly to develop, and may have less scope to provide 
affordable housing.

• Meeting the need for regeneration of the city, whilst delivering affordable housing.

• Providing a mix of affordable housing by type and tenure to meet identified need.

• Spreading the provision of affordable housing across the city, and not just in areas of 
major activity.

• Dispersal of affordable housing across development sites, or concentration in small 
areas.

• The acceptability or otherwise of S106 Agreements for off site contributions.

• Delivery of affordable housing without grant.

• The question of Key workers.

• Overcoming the perception that affordable housing is “cheap” or small housing.
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• Maintaining affordable housing for subsequent occupiers.

• Prioritising competing demands for community benefits arising from new 
developments. 

• Dealing with affordable housing as a cross border  matter.

Affordable Housing Vision
To maximise the provision of affordable housing to meet the identified need, without 
prejudicing redevelopment and regeneration. 

Affordable Housing Options

Thresholds, and percentage of affordable housing 

There are a number of ways that the quantum of affordable housing  could be delivered.  
The government’s suggested site threshold at which affordable housing is applicable is 
25 units, however a lower threshold of 15 units has been suggested (Planning for Mixed 
Communities January 2005).  Depending on the nature of sites that come forward through 
the LDF, it would be possible to set a lower threshold, which would mean more affordable 
housing sites.  It may then be possible to lower the percentage and still achieve the 
required number of affordable dwellings.

Different requirements for affordable housing depending on type of site.

The argument has often been made that because previously developed sites are more 
costly to develop that they are less able to support affordable housing requirement.  
Conversely unlike Greenfield sites such sites are normally serviced with water, sewage, 
electricity, access etc.

Differential thresholds are a possibility, or a single threshold for all sites, with the matter of 
viability being considered on an individual site by site basis.  Whichever route is chosen 
the price paid for any site should reflect the full range of site costs , including affordable 
housing.
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Prioritising Affordable housing 

There are a number of S106 Agreement demands on development sites including: 
education, highways, archaeology/conservation, play and open space, and affordable 
housing.  It is unlikely that a development could afford to meet all of these demands plus 
normal development costs.  It would be possible to prioritise those community benefits in 
accordance with corporate priorities.  Whilst such a priority list would assist negotiations it 
would not necessarily reflect local needs or aspirations.

Delivering mixed and balanced communities

Meeting housing needs and  providing a mix of properties to achieve balanced mixed 
communities is a key government objective.  Whilst it will be relatively easy in the 
suburbs for a range of property sizes and types to be delivered on qualifying sites, this 
will not be the case in all circumstances.  Especially in, or close to the city centre, most 
developments will be high density, high or medium rise in the form of flats.  This may be 
an argument for seeking a percentage of the contribution to off site provision.  In large 
flatted developments a range of flat sizes, and tenures will be expected to be provided. 

Key Matters for Consideration
• Should a mix of size, and tenure affordable housing be required to be provided in 

all qualifying developments, or in cases of large developments consisting of flats 
would a mix of on and off site provision help to deliver a better mix of affordable 
accommodation?

• The government generally require affordable housing to be provided on the site being 
developed.  As most of the projected growth will be concentrated in the Devonport, 
Millbay, Sutton Harbour, Plymstock Quarry and City Centre areas - In order to spread 
the benefits of regeneration, should some off site contributions to affordable housing 
from these areas be sought in order provide affordable housing in other parts of the 
city that are not experiencing such high levels of development?

• A target of  25% for affordable housing can be justified, but does it strike the right 
balance and is it achievable?
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• The affordable housing element of development is expected to be delivered without 
public subsidy, unless it can be demonstrated that the development would not be 
viable.  In this case should the options be 

- to put in social housing grant (or monies collected from other development) subject 
to other priorities?

- or to accept a lesser amount of affordable housing ?

• All too often “affordable” is confused with small.  For general occupation should 
minimum floor space standards and levels of amenity be adopted to prevent “Micro 
units” being proposed, other than for non permanent occupation such as for students?

• Bearing in mind that those workers that fall within the government’s definition of Key 
workers ( Teachers, Police, Firemen, Nurses Etc) have the potential to earn more 
than the Plymouth average wage, and are therefore in a better position to satisfy their 
needs in the housing market, is it reasonable to reduce the general level of affordable 
housing by seeking Key worker housing?

• Taking into account the fact that a large percentage of the housing demand is for 
single person households, is a housing price of 3.5 times the average Plymouth wage 
a reasonable threshold for the purpose of defining affordable housing?

• Where a development can not meet all of the competing demands for community 
benefits, should affordable housing be the top priority? 

• Should a higher percentage of affordable housing be sought on Greenfield sites?

• Sherford Urban extension is largely to meet the housing needs of the City, therefore 
should all the affordable housing requirement at Sherford be provided on-site, or 
should the Council consider asking for some financial contributions from developments 
at Sherford to help fund affordable housing provision in the City?
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3. Strong & Inclusive neighbourhoods
The question of social inclusion is not just a question of providing an adequate number 
of homes at an affordable price.  It must go much further.  There is a need to consider 
how to create the quality of life and vitality that makes urban living desirable.  There is 
the question of how to strengthen the identity and self-sufficiency of neighbourhoods 
throughout Plymouth?

A number of neighbourhoods in Plymouth are under-provided with local services and 
facilities, including shops, health services, community facilities, good quality schools and 
childcare provision.  There are also neighbourhoods which are relatively isolated from the 
rest of the city, especially for people who have to, or choose to, travel by non-car transport 
modes.

To succeed, the urban environment of the future must foster and protect the diversity of 
its inhabitants while ensuring that all enjoy access to a range of services and activities.  
Without a commitment to social integration, our city  will fail.  The task of the LDF is to 
help establish certain principles to ensure that everyone’s needs are met.

In addition to this there is the question of cultural diversity and social equality, with a 
commitment to positive community relations and ethnic diversity.  Both direct and indirect 
discrimination against and exclusion of different communities – in particular ethnic and 
other minorities – will undermine the sustainable city.  There is a need to celebrate the 
cosmopolitan nature of our city, but not to gloss over the difficulties that many ethnic 
communities actually face.



The Core Strategy -  Social  Inclusion

12

local  development f ramework

13

In responding to these social problems we must avoid repeating the mistakes of the 
past.  Developing large amounts of social housing in one location does not work.  Many 
existing social housing estates have a strong sense of community – often more so than 
in wealthier neighbourhoods – but there is not the economic capacity to make these 
neighbourhoods work over the long term.  As a result, jobs and investment go elsewhere, 
exacerbating the physical isolation of many of these estates.  In the future we must 
develop on the basis of a mix of tenures and income groups.  This is important for the way 
that affordable housing is developed and allocated so that it reflects the need for diverse 
and mixed communities.  In summary there needs to be greater integration, quality and 
choice.

We also need to address the question of reconnecting isolated deprived areas to other 
parts of the city, as well as creating jobs within neighbourhoods themselves, so as to 
reduce the need to travel.

Strong and inclusive neighbourhoods have a high level of trust, participation, and a sense 
of identity.  In other words, they are places where people want to live, and will continue 
to want to live in future.  These qualities can be facilitated by planning for healthy, safe, 
‘liveable’ and distinctive neighbourhoods, where people can access the facilities and 
services that they need in their daily lives without having to travel.

If we do not take positive measures to strengthen Plymouth’s neighbourhoods, then many 
will continue to be unsustainable, and car dependence will remain.  This is a cross-cutting 
objective that lies at the heart of the LDF, and requires co-ordinated action to succeed.
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• We need to seek to strengthen those neighbourhoods that currently lack local services 
and facilities, but we also need to consider how each neighbourhood relates to the city 
as a whole, so that each neighbourhood is fully integrated with, and contributes to the 
improvement of, Plymouth as a whole. 

• The city has already launched a number of regeneration initiatives for priority 
neighbourhoods of the city (see AAP documents) which will breathe new life into these 
areas, strengthen their role as local or district centres, and improve their connections 
with the rest of the city. 

• The City’s School Implementation Plan 2004–14 contains a number of proposals that 
will strengthen the role of schools as community focal points.  As well as modernising 
and improving school provision throughout Plymouth, many proposals will extend 
the functions of schools to include community facilities such as childcare provision, 
libraries and adult education.

The LDF can contribute to the regeneration of neighbourhood priority areas, as well as to 
strengthening neighbourhoods throughout the city, by:

• developing neighbourhoods to provide a mix of properties to achieve balanced mixed 
communities, thus securing their future viability. 

• safeguarding and enhancing existing neighbourhood services and facilities 

• ensuring that new developments are planned in a coordinated way in relation to 
existing neighbourhoods

• by promoting good design in all developments that helps to enhance local 
distinctiveness and sense of place.
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4. Community Health, Safety and Well-being
Alongside the need to build strong and inclusive neighbourhoods, there is also the 
question of - How to improve the health, safety and well-being of Plymouths’ population, 
especially in the priority neighbourhoods?

Health, well-being and safety are all interrelated.  Health is about more than access to 
medical treatment and services.  It is about lifestyle, including routine exercise.  It is also 
about living in a safe environment and feeling part of a local community. 

In comparison to the rest of the United Kingdom, the health and well-being of people 
who live in the South West is very good.  Health in Plymouth is also good overall, but 
there are significant variations in health levels within the city, with some neighbourhoods 
experiencing worrying levels of poor health. 

Goal 6 of the City Strategy identifies health, well being and safety as issues needing to be 
addressed.  Health related matters are not only concerned with the provision of medical 
services , although LIFT initiatives (partnership development providing health care) 
are intending to provide new local health centres in the city such as at Ernesettle and 
Devonport.
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The City Council believes that one important factor in determining whether a 
neighbourhood is an attractive and healthy place to live is in the access within it to 
community, education, sports and leisure, healthcare, arts and other local community and 
cultural services.  Meeting places, places for youth activities, playing pitches and play 
areas are all felt to be of great importance to the quality of life.

The availability of local shops for access for healthy food, adequate provision of new play 
and recreational space and facilities in new developments, and also the protection of 
existing playing fields, are areas where planning policy has a vital role to play.

The development of neighbourhood centres which are in walking distance from their 
customers should encourage walking, rather than the use of the car.  Reductions in 
energy use, pollution, and accident rates can all be promoted through good design and 
planning.

The South West has one of the lowest crime rates in England.  The rates, however, are 
worse in Plymouth than the surrounding rural areas, and in some neighbourhoods fear of 
crime makes residents and visitors feel unsafe.  Again, the way we create the urban form 
can help in addressing some of these issues.

Social integration should extend to all members of society, including older people, the 
sick and disabled and people from different cultural and ethnic backgrounds.  One critical 
aspect of this integration is to make adequate provision for people with reduced mobility.  
Given an aging population, it is clear that the overall incidence of disability will rise.  We 
need to respond sensitively to this distinct set of needs so that everyone can participate 
fully in urban life.

If we do not take action to address concerns about health and crime, then it is likely 
that these problems will continue, and inequalities in quality of life within the city 
will persist.
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There are a number of ways in which the LDF can help to improve health and reduce 
crime/fear of crime. It can help to improve people’s health by:

• Reducing traffic congestion in residential neighbourhoods, thereby reducing people’s 
exposure to noise and pollution, and also improving road safety – to be achieved in 
conjunction with the Local Transport Plan.

• In conjunction with the Sports Facilities Plan and the Playing Pitch Strategy, 
supporting policies to increase opportunities for residents, workers and visitors to 
participate in sport and leisure activities.

• Protecting the city’s greenspaces and seeking to improve public access, especially in 
areas currently lacking in green spaces.

• Supporting measures to promote walking and cycling as routine modes of transport.

The LDF can help to reduce crime and fear of crime by:

• Ensuring that all new developments are designed to improve natural surveillance of 
public spaces.

•    To promote, through good design, safer public spaces both during the day and at
      night.   
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Key matters for consideration

• What level of developer contributions towards affordable housing do you think is 
acceptable/necessary from new housing developments?

• Have we identified the right planning measures to reduce housing need, or are there 
others we could consider?

• Have we identified the right planning measures to strengthen the city’s 
neighbourhoods, or are there others we could consider?

• Which neighbourhoods would you like to see strengthened, and in what ways? 

• Have we identified the right planning measures to to improve health, well-being and 
safety, or are there others we could consider? 

• Which neighbourhoods are most in need of support on health, well-being and safety?

We would like your views on these matters:
1) Are these the right visions for these social inclusion issues?

2) What do you think are the priorities for meeting community needs, leading to the 
successful regeneration of Plymouth?

3) Are there other options to address these issues?
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We need to know what you think
The statutory consultation period to respond is 7th March - 18th April 2005.

All comments must be received within this period and can be sent to:

Strategic Planning Manager

Planning & Regeneration
Plymouth City Council
Civic Centre
Plymouth
PL1 2EW

or

by fax: 01752 304294
by email: ldf@plymouth.gov.uk

Further copies of the leaflet and response forms are available from:

www.plymouth.gov.uk/ldf
The Civic Centre (Planning Section)
Local Libraries

This Document is also available in Large Print, Braille, or on Audio Tape


