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Whether the appropriate level of affordable housing and other 
special needs housing will be delivered 
1. The Test of Soundness which this matter is being challenged on is Test 

7 as contained in paragraph 4.24 of PPS 12 which states:-  
2.  “The strategies /policies/ allocations represent the most appropriate in 

all the circumstances, having considered relevant alternatives, and 
they are founded on a robust and credible evidence base. 

3. The Council maintains that Policy CS15 meets the test of soundness in 
that it is appropriate, supportable and is supported by up to date and 
robust evidence, as will be demonstrated. 

The Policy is Appropriate 
4. National policy guidance (PPS3) and the local Housing, and emerging 

LDF policies address the need to provide everyone with the opportunity 
of a decent home.  The delivery of this objective through the planning 
system is now an established requirement.  

5. The Council is embarking upon an ambitious programme of sustainable 
urban regeneration which is predominantly focussed upon 
development of brownfield sites.  It is generally accepted that there are 
additional costs to development of such sites although the resultant 
property values can also be higher. 

6. Whilst providing the right type and mix of houses to meet the needs of 
the community is a key consideration, it may only be one of the 
demands for resources that will be made on a development, which also 
might be called upon to provide infrastructure necessary to the 
development.  This could include education provision, traffic and 
highway works, open space and play provision, public realm works etc. 

7. These competing factors have an effect on the ability of developments 
to deliver the full range of community benefits and still remain viable 
and profitable. 

8. The representations received in respect of the affordable housing 
policy exhibited a range of opinions, some insisting that the 30% figure 
was too high, and others that it is too low.  It is interesting to note that a 
large private developer also supported it. 

9. Delivery of affordable housing is a key national and local priority, and it 
is clearly appropriate to have such a key policy as part of the Core 
Strategy.  Considering the balance of representations, and the 
evidence base, it is maintained the submitted policy recognises these 
competing demands and represents realistic and achievable but 
challenging target. 

10. The 15 dwelling threshold at which affordable housing is required is 
consistent with national minimum thresholds in PPS3.  The 30% target 
is considered a realistic target and is in accordance with the emerging 
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RSS minimum provision across each Local Authority and Housing 
Market Area.  

Consideration of relevant alternatives 
11. A number of alternative policy options were considered during the 

evolution of the plan from Issues and Options stage through to the 
submitted document.  These included the first deposit Local Plan 
requirement for 38% to 55%; the Interim Planning Statement 
requirement for 25%; and the current Core Strategy proposal for 30%.  
Alongside these considerations, there has been an assessment of what 
the emerging national policy framework would be upon the final release 
of PPS3.  

12. The affordable housing requirement in The Preferred Options Report 
(Preferred Option 11) was based upon the best available evidence at 
the time, which was the 2003 updated Housing Needs Study. 

A robust and credible evidence base 
13. An up to date Housing Market & Housing Needs Assessment, was 

carried out by David Coutie Associates in 2006.  This was undertaken 
with representatives from the private housing sector, Registered Social 
Landlords, and other local authorities in the Plymouth housing market 
area.  This comprehensive up to date, and robust study has identified 
higher needs for affordable housing than previously envisaged, which 
has subsequently lead to the affordable housing target being raised 
from 25% to 30%. 

14. An examination of the levels of affordable housing achieved on 
development sites to date reveals that whilst some have achieved the 
target figure of 25% applicable at the time, a significant number have 
fallen below the target.  

15. More recent approvals, and developments currently going through the 
system are achieving required levels. There is always a variation from 
site to site as to what can be delivered by way of community benefits 
including affordable housing. (See Appendix 1) 

16. Where it is claimed that policy provisions cannot be met, then it will be 
up to the developer to demonstrate this through viability assessment.  

17. As new sites are purchased or negotiated for development then it is 
more likely that costs will reflect the affordable policy, and make 
delivery according to targets more realistic. 

Comments on evidence on behalf of Sunnybanks Homes 
18. ………“The Council’s Core Strategy document will have to be amended 

to accord with the new policy statement”……. 
19. The accompanying letter to PPS3 acknowledged that there would be a 

number policy documents in various stages of preparation, and that as 
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far as practicable these should be changed to reflect the changes in 
PPS3.  The Council is therefore prepared to accept that some changes 
are desirable providing the soundness of the plan is not compromised. 

20. It is suggested that acceptable changes could be made to include the 
new definition of affordable housing, as contained in Annex B of PPS3, 
as follows:- 

• “Affordable housing includes social rented and intermediate 
housing, provided to specified eligible households, whose needs 
are not met by the market. Affordable housing should: 

• -meet the needs of eligible households including availability at a 
cost low enough for them to afford, determined with regard to local 
incomes and local house prices. 

• -Include provision for the home to remain at an affordable price for 
future eligible households or if these restrictions are lifted, for t he 
subsidy to be recycled for alternative affordable housing provision.” 

21. This will not however affect the overall plan wide target for affordable 
housing.  It is not good practice for policy documents to contain a 
wealth of detail and information on the implementation of policy.  It is 
proposed that a SPD including affordable housing and S106 
Obligations will be prepared to support the policy. 

22. In addition, the Site Allocations DPD and individual AAPs will be able to 
examine in more detail the viability of delivery of affordable housing 
and other community benefits on individual sites. 

 
 
23. The three grounds on which it is claimed that the policy fails test 7 are 

considered below. 
 

A. The percentage of dwellings that should be affordable 
24. The Housing Strategy was based upon the relevant planning guidance 

and supporting information at that time.  Since the 2003 Housing 
Needs Study, upon which the policy was based, new information and 
guidance has become available.  The 2006 HMA/HNS has identified an 
increased need for affordable housing. 

25. The HMA/HNS shows that all Property prices in Plymouth fell by 1.1% 
over the year to 31 March 2006, but that in the last quarter they were 
rising sharply, and that irrespective of this, property prices in Plymouth 
have risen by 54.2% over the last 4 years with entry level stock rising 
faster than this. 
(HNS/HMA para 10.4.6). 

26. In addition latest figures from the Land Registry indicate that average 
prices have continued to rise from £154 999 in Mach 2006, to £158, 
021 up to September 2006.  
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27. The Core Strategy does acknowledge the importance of the viability of 
development, and accepts that lower levels of affordable housing will 
be accepted if it can be demonstrated through an open book approach 
that 30% target makes the development non profitable. 

B. Provision of affordable housing without public subsidy 
28. The DCLG published  “Delivering Affordable Housing “ to accompany 

PPS3 in November 2006. Paragraphs 9, and 96-101 of this document 
comments upon the delivery of affordable housing without grant by 
effective developer contributions through planning obligations.  It is not 
unrealistic to seek this as a matter of policy subject to viability. 

C. Viability Assessment 
29. The question of viability will need to be assessed on an individual site 

by site basis. 
30. The Council has purchased and tested the Three Dragons Tool Kit.  

Whilst this provides a useful guide it was not found robust enough to 
provide a regularly reliable basis on which to solely determine viability. 

31. The Council has successfully used an open book approach with one of 
its valuation team advising on viability, and information being treated in 
strict confidence.  As explained above it is felt more appropriate for this 
level of detail to be contained in a Supplementary Planning Document 
in support of the main policy. 

Conclusion 
32. The policy is considered robust, but could be subject to adjustment to 

incorporate the new definition of affordable housing as contained in the 
recent PPS3. 

33. Based on evidence in the HNS/HMA, it would be possible to set 
appropriate targets for social rented and intermediate affordable 
housing as required by paragraph 29 in PPS3, if such changes can be 
made without compromising the soundness of the plan. 

34. Subsequent Area Action Plans, and the Site Allocation Development 
Plan Document are the appropriate vehicles to identify site specific 
expectations. 

35. There would be no objection to changes to sentence 3 of the policy as 
suggested by Sunnybanks, or alternatively it could be deleted as 
suggested by GOSW. 

36. The Council would also not object to combining points 1, and 2 of 
CS15 also at the suggestion of GOSW 

37. However, the Council does not agree that it would be appropriate to 
lower the 30% affordable housing requirement, subject to viability. 
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38. The key stone of the LDF, is to deliver sustainable growth, and the 
quality regeneration of the city.  Whilst the provision affordable housing 
is an important consideration it will not be pursued to the extent that it 
would prejudice overall development delivery. 
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Appendix 1 
Summary of performance on S106 qualifying sites 

Scheme Number of 
Affordable 

Homes

Mix % 
Achieved

Viability 
tested 

Status of 
scheme

2004/2005
Carew Gardens

Sutton High
Lattitude 52  

Total

7
6
5

18

3 rent  4 s/o
           6 s/o
           5 s/o

24%
16%

5%

 
 
 
 

All 
completed

2005/2006
Manadon

Belliver  

Total

41
  8

49

10 rent  31
8 s/o

25%
 

All 
completed

2006/2007
Recreation Road

Penrose Yard
Coypool  

Total

10
33
14

57

           10 s/o
8 rent   25 s/o
7 rent    7 s/o

20%

25%

 
 

All 
completed

2007/2008
Little Wood Farm

Durnford Street
Treverbyn

Valletort Road
Recreation Road II

Millbay I  

Total

10
  6
14
14
10
33

87

5 rent   5 s/o

8 rent    6 s/o
10 rent  4 s/o

    10 rent  
16 rent 17 s/o

25%

25%
25%
20%
25%

 
 
 
 
 
 

On site

2008/2009
Millbay II

Lipson Allotments
S.Y.E. I  

Total

31
14
58

103

15 rent 16 s/o
9 rent     5 s/o
46 rent 12 s/o

25%
25%
25%

 
All 

negotiated 
and due to 

start on site
2009/2010

S.Y.E. II
Brentor Road

Ambulance Site
Hooe Lake  

Total

57
25
13
52

147

46 rent 22 s/o
15 rent 10 s/o
7 rent     6 s/o
26 rent 26 s/o

25%
25%
25%
25%

 
Preliminary 

Negotiations 

Others: negotiated
Foot Anstey

Godwin House
Bilbury Street  

12
  6
15

   12 s/o
          6 s/o
7 rent 8 s/o

10%
11%
25%

 
 
 
 
 

All 
negotiated 
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Others:
being negotiated
Plymstock Quarry

Sherford
Mount Wise Enc

Southway

Looseleigh
Car Showrooms

East Yard
Frobisher House

412
1250

75 - 100
100

20
14
27
10

50:50 split
tba
tba

50:50 split

25%
30%
25%
25%

 
 
 
 
 
 
 
 
 
 
 

All under 
negotiation
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