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PART I  
  
 
RECOMMENDATIONS  
 
The Executive is recommended to  
 
Resolve 
 
That the approaches to affordable housing via offsite contributions and the 
provision of wheelchair accessible affordable dwellings contained in the report 
are approved as development management policies. 
 
1. PURPOSE 
 

To consider progress on the preparation of the Affordable Housing SPD and to 
approve policies in relation to the off-site provision of affordable housing and 
the development of wheelchair accessible affordable housing. 

 
2. BACKGROUND 
 

The council published a draft Affordable Housing Supplementary Planning 
Document for consultation on 4th September 2015.  This updated the SPD to 
take account of the Teignbridge Local Plan policies in particular.  It had been 
planned to bring a final version back to Executive for adoption as an SPD, to 
support the Planning Committee in coming to decisions on such matters.  
However, emerging government policy on affordable housing, not yet finalised, 
has created significant uncertainty.  Specific issues are the introduction of 
starter homes as the preferred affordable tenure through the Housing and 
Planning Act 2016, the re-introduction of the “small sites policy” via the Appeal 
Court and various related proposed alterations to the National Planning Policy 
Framework.  Accordingly, officers are holding off updating the SPD until the 
detail in relation to these matters becomes clear. 

 
However, the Business Manager for Housing has requested that two items be 
considered by Committee, reflecting an urgent need to update policies.  These 
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policies cover the level of off-site contributions to affordable housing and a 
policy seeking the provision of wheelchair accessible affordable housing.  

 
3. MAIN IMPLICATIONS 
 

A) Offsite affordable housing contributions 
 

In some circumstances, provision of affordable housing sought through local 
plan policy WE2 is not suitable within a development site.  In these cases, a 
financial contribution is sought to make provision elsewhere, a possibility 
which is allowed for within WE2.  At the moment, there is a lack of clarity on 
the council’s approach to off-site affordable contributions, leading to 
uncertainty for developers, landowners and the council’s planning and housing 
officers negotiating new residential sites. 
 
The Draft SPD contained a table setting out proposed off-site contributions 
intended to guide the application of that policy.  Consultation responses to the 
draft SPD included the following comments; 
 

 the suggested values are excessively high and mean that an offsite 

contribution is not a realistic option, 

 the prices quoted are much higher than a registered provider would pay for 

on an on-site affordable dwelling of the same size (particularly given the 

implications of rent reduction on a national basis)  

 the advice is out of date and the commuted prices should fall to reflect the 

prevailing circumstances.  

 

These comments are not unreasonable responses and it is therefore proposed 

that the draft figures are reduced by one third to a level which appears to 

reflect more closely the cost of provision.  The following table shows these 

revised figures. 

Table 1 Average size 
m2 
floorspace 

Typical Build 
Costs per m2 

Average 
Plot Value 

Financial 
contribution 
per affordable 
dwelling (67% of 
total costs). 
 

1 Bed Flat 55 £1,136 £20,000 £55,262 

2 Bed Flat 72 £1,136 £26,500 £72,556 

2 Bed House 75 £1,136 £27,500 £75,509 

3 Bed House 89 £1,136 £37,500 £92,865 

4 Bed House 102 £1,136 £42,500 £106,109 

5 Bed House 114 £1,136 £51,250 £121,105 

 

The figures in the table are derived as follows: 

 Average size of dwelling in square metres floorspace from the 

government’s Technical Housing Standards document. 



TEIGNBRIDGE DISTRICT COUNCIL 

 
 Typical build costs are taken from Building Cost Information Service (BCIS) 

average data for the Teignbridge area, including external works, 

professional fees and consultancy. 

 Plot values from our consultant’s study prepared for the Affordable 

Housing SPD. 

 

The BCIS is updated regularly.  To avoid the need for continual update reports 

to Executive, the council will use the relevant BCIS inflation index at the time 

of the legal agreement on the planning application. 

B) Wheelchair Accessible Dwellings 
 

The Council Strategy contains a proposed action to “Make sure our plans take 
full account of all housing needs including those of older people, vulnerable 
people, self build, traveller and rural housing”.  The existing Teignbridge Local 
Plan contains policies which consider a number of these housing needs, and 
our plan review (including through the Greater Exeter Strategic Plan) will 
consider this further. 
 
However, one area in which the current plan does not have any specific 
provision is in accessible housing requirements.  There is a reference to the 
creation of “inclusive layouts” and to “provision of an appropriate range of 
dwelling types”.  The Business Manager for housing is concerned that we are 
not providing new dwellings which are designed to be accessible for 
wheelchair users and other people with disabilities.  She states that there are 
approximately 30 households looking for such dwellings.  This is not only a 
concern in relation to the provision of a full range of housing needs, but is 
putting pressure on the council’s Disabled Facilities Grant budget, as 
retrofitting of existing dwellings is expensive. 
 
The SPD referred to the need for accessible dwellings, but without including 
any specific requirement.  Instead there was reference to further assessment 
of need and negotiation with developers on individual schemes. Two 
comments were received, summarised as follows: 

 Supporting this general approach, however pointing out that a planning 
requirement could only be introduced via a Local Plan policy, in 
accordance with the government’s policy. 

 Inappropriate to apply any such standards which should be left to Building 
Regulations, and there is no relevant evidence. 

 
Unfortunately, as these policies imply, the government introduced a national 
policy via a ministerial statement on 25 March 2015 which has reduced our 
ability to provide accessible dwellings through the planning system.  
Essentially, the national policy states that they can be sought through planning 
in the following circumstances, of which the first bullet point is the key 
limitation: 

 

 There is an adopted local plan policy which seeks their provision 

 Only nationally prescribed accessibility standards can be used; 
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o Level 1 – normally accessible dwellings – the standard minimum for 

new dwellings 

o Level 2 – wheelchair adaptable dwellings – the home can be easily 

adapted to meet the needs of a wheelchair user  

o Level 3 – wheelchair accessible dwellings – readily usable by a 

wheelchair user at the point of completion, which should only be 

applied to dwellings where the local authority is responsible for 

allocating or nominating a person to live in the dwelling. 

 Once the requirement has been placed via a planning condition, it is for the 

Building Control system to police the physical design of the dwelling to 

ensure they meet the provision. 

 Viability implications associated with increased costs of provision need to 

be considered. 

The likely timetable for the review of the local plan involves adoption of the 
Greater Exeter Strategic Plan in autumn 2019, with a review of the 
Teignbridge Local Plan adopted a year or so after that.  It is hoped that the 
accessibility standards can be incorporated into the former document.  
However, this is still some three years from now, and there is a growing need 
to resolve the issue sooner if possible.  It is therefore proposed that the 
Executive approve an interim policy.  The main urgency relates to the 
provision of Level 3 Wheelchair accessible dwellings. 
 
At present, the provision of affordable homes within housing sites is 
negotiated with developers based on the local plan policies and subject to 
viability assessments where necessary.  Members will recall that the targets 
range from 20% - 30% depending on location.  However, it has not been 
possible to persuade developers via negotiation to provide any of these as 
wheelchair accessible homes, due to the additional build costs associated with 
their provision.  The following extra-over costs are taken from the DCLG costs 
assessment for the new standards.  Since these are 2014 costs (shown in the 
first row) they have been uprated in line with BCIS construction inflation to 
2016.  It will be seen that the average cost is just under £20,000. 

 

Type 1B Flat 2B Flat 2B Terr 3B Semi 4B Det Average 

2014 £7,764 £8,048 £22,238 £22,791 £23,052 £16,779 

2016 £8,897 £9,223 £25,484 £26,118 £26,417 £19,228 

 
Earlier sections of this report recommended an off-site contribution to be 
sought from sites in lieu of affordable dwellings, which can be taken as a proxy 
for the cost to a developer of providing an affordable dwelling.  The table 
below compares the two sets of figures and indicates about a 25% increase in 
costs for a wheelchair accessible affordable dwelling (Level 3).   
 
 
 

Type 1B Flat 2B Flat 2B Terr 3B Semi 4B Det Average 

Access £8,897 £9,223 £25,484 £26,118 £26,417 £19,228 
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costs 

Build 
costs 

£55,262 £72,556 £75,509 £92,865 £109,460 £81,130 

Percent 
increase 

+16% +13% +34% +28% +24% +24% 

 
In effect this means that four wheelchair accessible affordable dwellings can 
be provided for the cost of five normal affordable dwellings. 
Given the importance attached to this issue by the Housing Service, it is 
therefore considered that this is a price worth paying.  Accordingly, it is 
proposed that the following interim policy be approved. 
 
Wheelchair Accessible affordable housing will be sought on sites in the 
following circumstances: 

 The site is one to which local plan policy WE2 applies; 

 5 or more affordable homes are to be provided on the site; and 

 The housing service can provide evidence of a need or demand for 

wheelchair accessible affordable homes. 

For every four wheelchair accessible affordable homes provided, one 
fewer affordable home will be sought on that site (or an appropriate pro-
rata calculation where there is a need for fewer than 4 accessible 
dwellings). 
 
C) Weight of the approved policies 
 
The local plan sets out the general approach to offsite affordable housing 
within policy WE2, and therefore this decision can be considered to provide 
additional supporting advice to the implementation of that policy, and has been 
through public consultation.  It is therefore a material consideration which 
should be taken into account in the planning application process.  However, as 
it does not form part of an adopted SPD it cannot have the full weight which 
would normally be attached to such a policy. 
 
The proposed approach to wheelchair accessible affordable housing should 
be considered an informal development management policy of the council.  
Again, it has some weight as a material consideration but not the full weight to 
be attached to an adopted SPD policy.  The policy is set out as one which will 
be sought by negotiation, reflecting this weight.     
 

4. GROUPS CONSULTED   
 

The Draft Affordable Housing SPD was subject to consultation and the results 
have been taken into account in this report.  Business Managers for Housing 
and Development Management have also been consulted on the approach. 

 
 
 
5. TIME-SCALE 
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 Immediate. 
 
6. JUSTIFICATION 
 
 See above. 
 
7. DATE OF IMPLEMENTATION (CONFIRMATION OF DECISION SUBJECT 

TO CALL-IN) 
 
 10.00 a.m. on Tuesday, 13 September 2016. 
 
 
 
Simon Thornley 
Business Manager, Strategic Place 
 

Cllr Humphrey Clemens 
Portfolio Holder for Planning and 
Housing 

 
 
Wards affected All outside Dartmoor 

Contact for any more information Trevor Shaw, Simon Thornley 

Background Papers (For Part I reports only) Draft Affordable Housing SPD 

Key Decision N 

In Forward Plan Y 

In O&S Work Programme N 

Community Impact Assessment attached: N 

Appendices attached: None 

 


