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1.0
Recommendation: 
1.1
That the Local Development Steering Group recommends that the Portfolio Holder for Communities and Planning be authorised to agree the publication of a revised Affordable Housing Supplementary Planning Document – Advice Note for Developers for public consultation.
2.0
Reason: 
2.1
To a more flexible Supplementary Planning Document and give greater certainty for developers on the likely contributions required to meet the provisions of the Council’s adopted Affordable Housing Development Plan Document when considering acquiring sites for development.  

2.2
To comply with the requirements of Planning Policy Statement 12:  “creating strong safe and prosperous communities through Local Spatial Planning”, The Planning and Compulsory Purchase Act 2004, The Town and Country Planning (Local Development) (England) Regulations 2004 and The Town and Country Planning (Local Development) (England) (Amendment) Regulations 2008 and 2009 relating to the adoption of a Supplementary Planning Documents.
3.0
Background:
3.1
Council adopted the Affordable Housing Development Plan Document (DPD)in December 2009 to become effective on the date of adoption of an accompanying Affordable Housing Supplementary Planning Document Advice Note for Developers (SPD).  The SPD was subsequently adopted in April 2010.
3.2
In the 10 months since the implementation of the DPD and SPD concerns have been expressed over the complexity of the viability procedures, especially for small developers, and the effect of the policy on overall housing delivery.
3.3
Two meetings were held with representatives of the local housing development industry in November 2010 to discuss recent experiences of using the policy.  These discussions have informed the revisions to the SPD outlined below.  The District Valuation Service (DVS) has also been closely involved in advising the Council.
4.0
Issues:
4.1
The SPD has been revised to incorporate a number of changes to provide greater certainty and flexibility for the development industry.  The key changes relate to:
· creating an ‘Indicative Contributions Table’ to provide a quick guide to likely contribution levels sought from smaller sites;

· a revision to the method for calculating commuted sums based on the ‘free serviced land’ model that will enable values for contributions to be calculated without a fully worked up scheme;
· a more flexible approach towards viability testing with no specific endorsement of the Three Dragons Toolkit and opening up the process to other industry standard viability toolkits; and
· publishing acceptable data ranges for each of the key variables required to assess valuation on the Council’s website to assist developers and therefore remove the need to validate all data.
4.2
The improvements from the revisions will allow;

· more certainty for smaller sites with the more immediate calculation of commuted sums via the Indicative Contributions table;

· reduced input (and related charges for developers) from the DVS for smaller sites;

· no longer citing the Three Dragons toolkit as the Council’s preferred valuation methodology with consequent cost savings for developers and reduced issues relating to stated defaults;
· alternative use of more generous data ranges for each valuation variable which will define the accepted tolerances; and

· use if the Free Serviced Land model which usually generates lower commuted sums compared with current methodology.

4.3
The revised SPD is attached at Appendix 1.  Examples of supporting information for the SPD that which will require regular updating and will be published on the Council’s website are also attached at the back of the SPD (page13 onwards).  These, however, do not form part of the SPD as such but are included to illustrate the level of supporting information the Council will provide.
5.0
Consultation:  
5.1
The local development industry and the DVS has been consulted to establish their views on the current problems of the existing SPD. (see paragraph 3.3 above).
5.3
Meetings to discuss possible revisions to the SPD were held with representatives from the local development industry on 22nd and 26th November 2011 and on 2 March 2011.  Members of Planning Board and the LDF Steering group were also invited to the latter meeting.
5.2 
The revised SPD will be subject to further consultation for a period of between 4 and 6 weeks in accordance with the requirements of the Council’s adopted Statement of Community Involvement and the requirements of the various regulations referred to at paragraph 2.2 above.  A further meeting with representatives from the local development industry will be included as part of this process.

6.0
Options & Impacts: 

6.1
No alternative options are proposed.
6.2
An Equalities Impact Needs Assessment is not required as the proposed changes essentially relate to using a different valuation methodology.  The EINA on affordable housing was fully assessed when Cabinet previously considered the DPD prior to submitting the preferred policy to the Secretary of State.
7.0
Financial Implications: 
7.1
There are unlikely to be any additional financial costs other than the administrative costs of the document production and costs associated with the public consultation exercise.
7.2
There is potential for savings in costs currently paid to the DVS and potential for additional contributions to be secured for additional affordable housing in the town.
Background :

Affordable Housing Supplementary Planning Document – Advice Note for Developers, Draft for Consultation, December 2009 
Planning and Compulsory Purchase Act and all accompanying guidance notes and associated regulations

PPS12 Creating strong safe and prosperous communities through Local Spatial Planning 
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