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CORE POLICY 43 – PROVIDING AFFORDABLE HOMES
RESULTING CHANGES RESPONDING TO THE WILTSHIRE LOCAL PLAN
VIABILITY STUDY FEBRUARY 2014
BACKGROUND
1.1

The submitted Wiltshire Core Strategy includes Core Policy 43 (Providing
affordable homes) which seeks to secure at least 40% onsite affordable
housing provision on sites of 5 or more dwellings and on sites of 4 dwellings
or less a financial contribution towards the provision of affordable housing.

1.2

In his 10th procedural letter, the Inspector acknowledged ‘...a considerable
need for various forms of affordable housing throughout Wiltshire.’ However,
the Inspector also stated concern that the proposed policy approach was not
justified adequately by the evidence, particularly the Affordable Housing
Viability Assessment (STU/51).

1.3

As a consequence the Inspector stated that:
‘It may be necessary for the Council to revise STU/51 to look at alternatives
which will be clearly viable in a more comprehensive range of circumstances
so that the objectives of the CS may be fulfilled. Clearly, subsequent review
could be programmed as necessary. I would appreciate your constructive
thoughts on how to progress this important matter.’

1.4

The Council subsequently appointed HDH Planning and Development to
undertake an assessment of the cumulative impact on development viability,
of the policies in the Core Strategy, to ensure that the level of affordable
housing and other policy requirements are appropriate, and that the policies in
the Plan imposed on developers do not generally render development
unviable, as required by paragraphs 173 and 174 of the National Planning
Policy Framework (NPPF).

1.5

The following paper summarises this up-to-date evidence, the reasonable
alternatives considered by the Sustainability Appraisal (incorporating Strategic
Environmental Assessment) and the subsequent policy recommendations to
be incorporated in the proposed modifications to be submitted to the
Inspector.

EVIDENCE SUMMARY
2.1

1

The up-to-date Wiltshire Local Plan Viability Study is based on the November
2013, Hearing Session Track Changed Version of the Core Strategy 1. The
methodology applied reflects the requirements of the NPPF and best practice
presented by the Harman Viability Guidance 2 which promotes stakeholder
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engagement – particularly with members of the development industry.
Consultation has taken place and whilst there was not universal agreement, a
broad consensus on most matters was achieved.
Methodology
2.2

The assessment methodology 3 involves preparing broad brush financial
appraisals for a representative range of sites, and using these to assess
whether development, generally, is viable. The sites were modelled based on
discussions with Council officers, the existing available evidence supplied by
the Council, and HDH own experience of development. This process ensured
that the appraisals are representative of typical development in the Wiltshire.

2.3

The appraisal results were in the form of £/ha ‘residual’ land values, showing
the maximum value a developer could pay for the site and still return a target
profit level. The Residual Land Value was compared to the Alternative Use
Value for each site. Only if the Residual Value exceeded the alternative use
value / existing use value figure by a satisfactory margin, could the scheme be
judged to be viable.

2.4

In January 2014 the Council published a Draft Charging Schedule that sets
out the proposed Community Infrastructure Levy (CIL) rates. This is yet to be
examined, however it has been produced following the public consultation on
the Preliminary Draft Charging Schedule and is itself supported by up-to-date
viability evidence.

2.5

As a consequence, recognising the need to be aware of the interrelationship
between the proposed CIL rates and the proposed affordable housing policy
approach, the Local Plan Viability Study reflects the proposed CIL charging
areas to ensure consistency of approach and evidence.
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Findings
2.6

As expected, based on the Council’s experience of achieving delivery, when
tested against the full policy requirements in the Plan (including CIL as set out
in the draft Charging Schedule), all development sites in the Category 1 and
Category 2 areas are viable and able to bear the costs of affordable housing
and CIL, as well as the wider policy burdens.

2.7

The assessment shows that there is some scope to increase the affordable
housing requirements, particularly in the Category 1 and Category 2 areas
(see appendix). However, this has not been pursued further as this should
provide further comfort that a 40% requirement, when considered in
combination with the proposed CIL rate, is not setting the overall policy
requirements at the limits of viability.

2.8

The larger sites in the Category 3 area are not able to bear the 40%
affordable housing requirement when combined with the proposed rates of
CIL. With 35% affordable housing, the residual value is in excess of the
viability threshold – but only by a small margin. On balance the assessment
conclusions recommend that the Council give consideration to reducing the
Affordable Housing Requirement to 30% in the Category 3 area.

2.9

In the Category 4 area several of the modelled sites are not viable, even
without any affordable housing contributions. On the remaining sites the
tipping point is generally between 25% and 35%. The assessment recognises
that from the Council’s affordable housing track record that most sites in this
area are delivering affordable housing at 30% - but some are not. It is
therefore the report’s recommendation that the affordable housing
requirement in this area is reduced to 30%.

Policy review and flexibility
2.10

The assessment also recognises the need for the Council to continue to be
flexible over the implementation of policies as there is no doubt that not all
sites will be able to bear the full policies requirements. However, the
assessment outputs indicate that the majority of sites will be able to bear the
costs and therefore suggests that the Council maintains the policies as
drafted (subject to the recommended amendment to affordable housing
delivery – see findings).

2.11

The Harman Guidance is clear that viability should be monitored regularly
over time. The Local Plan Viability Assessment recommends that the Council
monitor house prices from the date of this report and consider reviewing the
affordable housing requirements should house prices change by more than
10% (up or down).

Financial contributions / thresholds
2.12

The assessment states that a 5 unit threshold (as presented) will not put
development at risk. However, concerns are raised in relation to the proposed

collection of financial contributions from a more practical point of view based
on HDH wider experience and work with other local authorities.
‘Many of the smaller sites are built out by smaller builders. These smaller
businesses are not always as engaged with the planning system in the same
the way as the larger house builders and developers. Sometimes smaller
builders do not have the resources, experience and expertise to engage with
planners, lawyers and then Housing Associations to deliver affordable
housing on-site or pay a financial contribution. The result can be that they are
deterred by the ‘hassle factor’. There is some anecdotal evidence that where
affordable housing thresholds are reduced that, regardless of the viability, the
delivery of smaller sites is adversely impacted.’
2.13

This concern is reflected in the Council’s own experience of applying financial
contributions through the adopted South Wiltshire Core Strategy affordable
housing policy. Furthermore the monies captured are not considered to be
sufficient to make a significant contribution to affordable housing delivery in
the plan period.

Sustainability Appraisal Report
2.14

The Council have produced an addendum to the Sustainability Appraisal (SA)
Report which contains an assessment of the sustainability implications of the
proposed modifications in response to the Inspectors 10th procedural letter
including CP43. A series of reasonable alternatives have been considered to
help inform the most appropriate policy approach reflecting the most up-todate evidence contained within the Wiltshire Local Plan Viability Study (Feb
2014). The SA addendum states that:
‘The Council is proposing a two-tier approach which they consider will bring
certainty to the market and will enable adequate affordable homes to be
delivered across the whole of the plan area. Additionally, it is felt this policy
approach will secure additional affordable homes at higher value areas
dependent on the viability differential. The SA considers that this approach is
most likely to lead to greater sustainability outcomes out of the three
reasonable alternatives outlined above.’

PROPOSED POLICY AMENDMENTS
3.1

Reflecting up-to-date evidence it is considered that, subject to the affordable
housing requirement being reduced to 30% in the Category 3 and Category 4
areas, the cumulative impact of the policies within the emerging Wiltshire
Core Strategy does not threaten or put at risk the viability of proposed
development across the Plan area.

3.2

In relation to contributions being sought from small sites it is also considered
that the presented policy, in relation to seeking financial contributions on small
sites (4 units or fewer), is removed to respond to concerns raised by the
evidence.

3.3

The proposed amendments to CP43 and the consequential changes to the
supporting text of the plan are presented in the schedule of proposed
modifications submitted to the Inspector (EXAM/90).
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