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PART I 
  
RECOMMENDATION 
 

 That the Executive approve the short and medium term actions 
contained in Appendix One of the report and endorse that the options in 
Appendix Two are not pursued at this stage.     
 

                                                                                                                                    
1. PURPOSE 
 

To advise Members on the actions currently being taken, and proposed by 
Officers to increase the delivery of affordable housing in Teignbridge and 
propose any other options not contained in this report.  

 
2. BACKGROUND 
 
2.1.  Leadership had previously requested a report on how the Council could 

increase the supply of affordable housing in the District. The report was 
delayed due to the work being undertaken by the Government which was 
carrying out a review of the role that local authorities, both stock holding and 
non stock holding, can play in increasing housing supply. The Elphicke-House 
Report “From statutory provider to Housing Delivery Enabler” was published 
on 27th January 2015. Note that when we talk about affordable housing, this 
includes both rented and intermediate products.  Evidence of housing need 
currently suggests a 70/30 split between affordable rented and intermediate 
homes, which is reflected in the current Affordable Housing Supplementary 
Planning Document. 
This report examines ways to increase the supply of affordable housing in 
Teignbridge, in both urban and rural areas. 

 
2.2 The Elphicke-House report details 30 recommendations however, this report 

has focused in greater detail on those recommendations with are specific to 
local authorities rather than other bodies. The core recommendation is that 
Councils have primary responsibility to assess and meet the housing needs of 
their local population as Housing Delivery Enablers. Councils should assess 
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and drive housing activity and housing delivery in their areas and for local 
populations. The role of housing delivery enabler can be met through – 

 
I. Community leadership and strategic clarity 

II. Creating housing opportunity 

III. Business Leadership 

IV. Management of housing supply 

V. Shaping a stronger housing finance market 

2.3 The supply of affordable housing in Teignbridge comes largely from two 
routes: Section 106 planning obligations placed on developers, and 
development funded through the Homes and Communities Agency (HCA), 
delivered primarily by Registered Providers (Housing Associations).  
Teignbridge work proactively with Registered Providers to encourage new 
development, and have a strong relationship with our current preferred 
development partners. We also support Community Land Trusts for rural 
development where appropriate. The Council is also a Registered Provider 
and Investment Partner with the HCA, and we have secured funding from the 
HCA for the travellers site at Haldon, for tackling empty homes and for a 
temporary accommodation scheme at Albany House in Newton Abbot. To 
date, we have not bid for funding for more mainstream schemes, which 
officers believe are better taken forward by Registered Providers. 

 
3. MAIN IMPLICATIONS 
 
3.1 Community Leadership and Strategic Clarity 

 
3.2 The report recommends Councils proactively supporting neighbourhood 

planning and that Councils develop more robust housing approaches that 
include housing demography, mobility of tenure, economic growth and 
business needs as well as broader choice for residents including the impact 
on the physical and economic wellbeing of residents changing needs in older 
age. 

 
3.2 Teignbridge now has an agreed Local Plan and is continuing to support 

neighbourhood planning in those communities that wish to develop a 
neighbourhood plan. The adoption of Plan Teignbridge is an important step 
towards maximising the supply of new affordable homes through Section 106.  
The Plan identifies a need for 12,420 new homes over the 20 year life of the 
plan with an expectation that 2,484 will be affordable homes, equivalent to 124 
per year.  The vast majority of these homes will be in urban areas, as that is 
where the majority of sites and need are.  The target for new homes relates to 
the Teignbridge plan area and does not include development in the 
Teignbridge part of the Dartmoor National Park plan area. This additional 
delivery is estimated to be 29 homes per year including exception sites and 
Teignbridge land not included within the Local Plan allocations. 

 
3.3 In the past 10 years 1218 new affordable homes have been completed at an 

average of 122 per year.  It might therefore appear that the supply of new 
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affordable homes will continue without any input from the Council. However, 
reducing grant rates and reduced development capacity from some of the 
Council’s Registered Provider partners mean that there is no guarantee that 
Registered Providers will continue to develop at similar rates to those 
achieved in recent years. Indeed discussion with some partners indicates that 
some have a greater appetite for future development than others especially in 
certain areas of development such as Extra Care housing. 
Also, as highlighted above, the majority of S106 delivery will be in urban 
areas. Rural delivery is more challenging as bringing forward exception sites 
can be time-consuming, and the small sites can mean there is less scope to 
reduce costs. 
The Teignbridge element of the Housing Market Assessment (updated 2012) 
which underpinned the Local Plan identified a higher level of housing need, at 
305 per annum (based on meeting back-log need over a 5 year period).  It 
could therefore be argued that 124 units per year will not meet our total 
housing need, including the need for shared ownership and other intermediate 
housing products. The current need, broken down by parish is detailed in 
Appendix Three. 
 

3.4 A new Housing Strategy has been developed and approved which supports 
the aims of the Local Plan and the Strategic Housing Market assessment is 
currently being updated. 

 
3.5 The report also recommends that Councils need to enable the public, 

landowners and developers to compare information about housing need and 
progress on delivery. The Housing Strategy and SHMA will assist this process. 

 
4 Creating Housing Opportunity. 
 
4.1 The report recommends that Councils work with businesses and partners to 

understand opportunities to work together .Teignbridge has an affordable 
housing partnership with nine partners; however it is apparent that some of the 
Registered Providers on the partnership are consolidating their housing 
delivery in areas outside of Teignbridge and one partner has recently 
withdrawn from Teignbridge all together. The Greater Exeter Greater Devon 
Partnership offers opportunities for Councils to widen opportunities for 
investment in both affordable and market housing in the area. To date, none of 
the Councils in the partnership have secured institutional investment in private 
rented housing in their District and there are opportunities to explore this 
through the partnership. There is also little engagement with the Local 
Enterprise Partnership (LEP) 

 
4.2 The report also recommends that Councils consider models for funding rural 

housing enablers. Teignbridge already has a funding agreement in place with 
Community Council of Devon, now known as Devon Communities Together 
(£3,000 per annum) so is effectively meeting this recommendation. 

 
4.3 The Report also recommends that the Government give guidance on the 

accessibility of SHMAs and the importance of reporting to resident’s progress 
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in meeting housing need and delivery annually to residents. This is a matter 
for Planning Services. 

 
4.4 The report recommends Local Authorities should explore developing 

innovative housing finance models to lever in finance to support house 
building programmes. Officers have conducted a wide-ranging review looking 
at innovation and good practice across the sector.  The Appendices show a 
number of projects and schemes that are being investigated further. 

4.5 One of these is the option of creating a local housing company, owned by the 
local authority, to take forward new development.  The company can borrow 
outside the Council’s own borrowing limits, and enter into joint ventures.  A 
number of local authorities have established these vehicles in the last year or 
so.  Many of these have gifted land to the new company. Some very 
preliminary modelling has indicated that gifting land to the company would 
enable the creation of additional affordable housing, perhaps Bradley Lane 
Newton Abbot, but in terms of the receipt foregone, it may be an expensive 
option.  Some local authorities have purchased existing properties through the 
housing company, rather than developing new.  This option will be also be 
reviewed by officers. 

As part of this work there were a number of approaches that were considered, 
but where officers are not recommending further work.  These are shown for 
information in appendix two.  Members may wish to review this list to see if 
there are any options they feel should be considered further. 

4.6 As Teignbridge Council is a non stock holding authority it is restricted on the 
number of units it can build outside of the Housing Revenue Account to 50 
units. Currently we have 25 units (10 at Albany House, Newton Abbot and 15 
at Haldon Ridge, Kennford.). The report recommends the threshold is raised 
to 200 units. Some Members have raised questions about whether 
Teignbridge should be looking to develop and manage its own stock.  This 
would mean creating a new Housing Revenue Account, a statutory 
requirement for stock-owning authorities.  It would also mean having the 
resources to manage the stock, and putting into place arrangements for 
maintenance etc.  This would be a significant resource requirement.  It is also 
an expensive option, as we would need to put all the arrangements in place 
for what would initially be a small number of properties, unless we sub 
contract the work. 

4.7 If Members wish to pursue the option of owning stock, the local housing 
company might be a better route.  There could be an option for the local 
authority to purchase the stock developed / acquired by the company for a 
nominal price at the end of the relevant borrowing period (i.e. 30 – 50 years). 

4.8 Another option reviewed was for the local authority to acquire affordable 
housing delivered through S106, as this would give us a reasonable level of 
stock quite quickly.  However, it would still require capital of approx £150,000 
per unit, and it is unlikely that the Council could support a significant 
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programme.  It also does not increase the supply of affordable housing, as 
these units would otherwise be acquired by Registered Providers. 

5 Business Leadership 

5.1 The report encourages Councils to stimulate supply by investing in housing 
including borrowing money cheaply and investing it in housing delivery, 
providing land and deferring land payment until sale and investing land 
proceeds as equity and sharing in profits over time. Included in this is the need 
to look at disposal of land at below market value or at nil cost. The Asset 
Disposal policy recognises that affordable housing options need to be 
considered before any appropriate assets are disposed of.  The Council is 
under a general duty to secure best value for land disposals, but this can take 
into account the social value of the land.  The HCA generally expects land 
disposals to RPs to be discounted, and may give lower priority to schemes 
which require a greater level of grant in order to cover land costs.  The Council 
needs to balance the need to secure a receipt against the corporate priority of 
supporting increased delivery of affordable housing.   

The Council could agree to dispose of land at nil value under the following 
circumstances: 

 Land transferred to the local housing company or Registered Provider 
(should the feasibility study evidence that this offers value for money when 
comparing the value of the land to the additional number of affordable 
housing units delivered); 

 Open spaces which have no other use (which often cost the Council 
money to maintain) 

 Land of limited value 

5.2  Disposal of land at discounted cost (eg £10,000 per plot) is in current policy for 
rural areas where this is required for the scheme to be viable and it is not 
considered appropriate to include cross-subsidy from market sales in order to 
make the scheme viable.  It is proposed that this broad policy should continue. 

5.3 The report recommends Councils consider how they can actively support 
smaller and start up housing businesses locally with land, finance, skills and 
business training and opportunities for partnership working. The report also 
suggests there is potential for an investment fund targetted specifically at 
smaller builders administered at a local level. This could be explored through 
the Greater Exeter Greater Devon partnership or the LEP. 

6 Management of Housing Supply 

6.1 The report recommends improving transparency of land holdings and 
suggests that the five year land supply should be electronically available. It 
also extended this to all public interest land recommending the Government 
create an electronic platform for all public land. 

6.2 It also recommends that Councils take a proactive approach in identifying land 
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and demand for custom build. Teignbridge has already put significant 
resources into this area and has the requirement for self build plots in the 
Local Plan, maintains a list of those interested in such plots and is undertaking 
development work on reverse land auctions. Teignbridge is a self build 
Vanguard. 

6.3 The report also recommends that Councils take responsibility to work with 
developers local businesses and others to ensure sites with planning 
permission are taken forward in a timely manner Teignbridge has already 
made significant inroads in this area and this is illustrated by delivery of 
housing in the last few years. 

7 Shaping a Stronger Housing Finance Market 

7.1 The report concluded there was opportunity for all Councils to engage in 
housing activity which can raise and support finance to build and hold homes 
themselves and with other partners. This includes: 

 Section 106 contribution – Currently there is an anticipated £1.7m of 
capital receipts due in the next few years for affordable housing through 
offsite contribution. These could be used to finance a partnership vehicle 
which would attract additional investment to develop and finance new 
homes. 

 Other capital receipt eg from land sales 

 Housing Revenue Account  borrowing (not applicable to Teignbridge as we 
are a non stock holding authority) 

 General Fund borrowing 

 Sale and leaseback arrangements 

7.2 Since 2011/12 a programme of £1.8m has supported the delivery of 165 new 
homes.  The Council was investing £400,000 each year; however in 2015/16 
this has reduced to £200k with a similar level of investment proposed for 
future years. The affordable housing programme is currently funded through 
right to buy receipts. In theory, the reduction in the capital budget could be off-
set by commuted sums, however spending the capital in the area where the 
section 106 contribution originated means that some developments such a 
rural schemes cannot be funded easily this way 

7.3 It is considered a better use of the section 106 contributions to invest them in 
a local housing partnership vehicle rather than use it to sustain the £200k per 
annum capital contribution to affordable housing. 

7.4  The report details a number of options for Councils to release greater financial 
capacity and fund and maintain new homes including - 

 Creation of new homes of all tenures through joint ventures. 

 Investment in housing or housing related activities including real estate 
investment trusts and companies. 
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 Investment in infrastructure, land site purchase and preparation including 
consideration of tax incremental financing structures, land licensing, overage 
and consideration of land consideration into investment. 

To realise these opportunities Councils will need to work with businesses 
including financial institutions and work collaboratively, an issue perhaps for 
the Greater Exeter, Greater Devon group. 

7.5 Another option to explore is the changes to local pension fund governance 
which provides greater oversight in decisions for investment by elected 
members. Pension funds could be challenged by elected members to invest a 
proportion of the fund into residential property, a matter for Devon County 
Council. 

8. MAIN IMPLICATIONS 
 

 The implications that Members need to be aware of are as follows:   
 

All of the proposals within Appendix One accord with the Council Housing 
Strategy 

 
The proposals which have financial and staffing implications for Teignbridge 
and will be the subject of separate reports to Members. 
 

9. GROUPS TO BE CONSULTED 
  

Consultation has taken place with Planning Services, Finance, CLTe, Teign 
Housing, Aster Group and the Homes and Communities Agency. 

  
10. DATE OF IMPLEMENTATION (CONFIRMATION OF DECISION SUBJECT 
 TO CALL-IN) 
 

 10.00 a.m. on Tuesday, 28 July 2015 
 
Amanda Pujol  
Business Manager, Health and Housing  
 
 
Wards affected 
 

All Wards in Teignbridge 

Contact for any more information 
 

Graham Davey, Housing Enabling Manager 01626 
215412 

Key Decision No 

In Forward Plan Yes 

In O & S Work Programme No 
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1. Appendix One – Actions to be taken forward – short term. 

Rent Plus model 

 

This is a rent to mortgage model developed by an RP.  It 
relies on S106 but is otherwise grant free.  It could replace or 
complement shared ownership as an intermediate housing 
product on key sites, particularly larger sites.  It would be 
attractive to those on a low income now who expect their 
income to rise after 5 or 10 years, or those on a reasonable 
income who cannot quite afford to buy on the open market. 

Teignbridge has agreed to run a “pilot” Rent Plus scheme 
subject to the HCA confirming that Rent Plus schemes being 
delivered as intermediate products without grant are an 
approved affordable housing product.  

Support for custom-
build and or self build 
as an affordable 
housing product. 

Teignbridge are currently exploring with RP partners 
developing affordable housing custom finish schemes in 
association with local support agencies to provide affordable 
housing and training for young people at the same time. 

Support for custom-
build and or self build 
as a cross subsidy 
for affordable 
housing on exception 
sites. 

Teignbridge are currently exploring with RP partners 
developing affordable housing on exception sites and using 
self build plots as an alternative to open market homes to 
provide cross subsidy where viability is an issue. This may 
require TDC to secure a loan fund to facilitate. 

Increasing Capacity Officers investigate expanding the Partnership of RPs to 
increase capacity especially in the specific areas of Extra 
Care provision and specialist housing. 

Rural Affordable 
Housing 

Officers continue to fund the Rural Housing Enablers at the 
Community Council of Devon ( now known as Devon 
Communities Together ) in accordance with the existing 
Service Level Agreement. 

Teignbridge District 
Council Land 

Officers wish to promote a policy, where appropriate, of a 
presumption in favour of surplus Teignbridge land being 
disposed of at “nil” value where the land can deliver 100% 
affordable housing schemes. 

 
2. Carry out further investigation – medium term 

The following should be investigated but will require more work or a longer lead-in 
time. 

Encourage new-build 
for market rent 

Some RP partners are keen to develop for market rent.  It is 
unlikely that we would wish to offer land or grant towards this, 
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 although there may be scope to consider this within the 
context of the potential capital receipt from South West Exeter 
Urban Extension.  Market rent is not currently recognised as 
an affordable housing product in accordance with Planning 
Policy but would bring a new product to the market and a 
potential opportunity for an investment and return initiative for 
Teignbridge. 

Establishing an off-
balance sheet 
vehicle to enable 
borrowing 

 

There are examples of new affordable housing being 
developed by either joint venture companies or council owned 
companies (the latter have become easier to set up following 
the Localism Act).   A joint venture company would be the 
most appropriate vehicle for risk-sharing, for example on a 
scheme involving cross-subsidy from market sales.  This 
option may require the council to contribute land at nil cost, or 
to contribute grant funding. 

Officers have had exploratory discussions with some of its RP 
partners who may be interested in working jointly with 
Teignbridge to establish this arrangement. The TDC 
investment in this potential project would be linked to any 
potential partner also investing to maximise delivery.This 
could be an appropriate use of Section 106 offsite affordable 
housing contributions which could be used to draw in match 
funding from RP partners and provide options for a range of 
housing and affordable housing products. 

Modular Housing Modular housing products such as Y-Cube are designed to 
provide medium term housing solutions. This could provide a 
cost effective housing solution especially for young people. 

Widen Investment 
Opportunities 

Officers to table debate within the Greater Exeter Greater 
Devon Partnership and the LEP to consider options for 
collaborative investment opportunities in both affordable and 
market housing 

 
Appendix two - Options not recommended to take forward at this stage 
 

PFI for new build 
(and similar schemes 
which rely on 
revenue funding but 
may not attract 
credits) 

Although the HCA are no longer supporting PFI schemes, 
there may be scope for schemes which are constructed 
through revenue payments rather than capital costs.  
However, this would require committing to revenue funding 
over a 30 year period, which does not seem sensible when 
the Council’s revenue budget is already under such pressure. 

Securing S106 stock 
for the Council rather 
than RP partners 

This would enable us to build up new council stock at a faster 
rate, but it does not increase the stock of affordable housing 
overall.  It would also require significant capital – approx. 
£150,000 ** per unit and potentially expose these properties 
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to Right to Buy (most RP properties are currently exempt from 
RTB) ** This would be after the developer subsidy by way of 
the S106 planning gain. 

Bidding for HCA 
grant for a wider 
range of schemes 

Although this would bring some grant (circa £20,000 per unit) 
schemes would still require some form of capital subsidy and 
significant borrowing.  Officers therefore consider we should 
continue our current approach, only bidding to HCA to 
progress schemes which our RP partners may be unable or 
unwilling to deliver. 

Deferred payment 
mechanisms 

These schemes involve the developer deferring some or all of 
the capital repayment on a scheme, using rental income to 
pay interest only.  The property is then re-financed or sold at 
end of eg 10 year period. It is felt that the Rent Plus model 
offers greater benefits with less of a risk to individuals. 

Flexible tenure 
schemes 

 

Flexible tenure schemes offer the household the chance to 
rent or part-buy at a level which suits their circumstances, and 
then flex this as those circumstances change.  No RPs active 
in Teignbridge are keen to offer flexible tenure and it is felt 
that the advantages offered are outweighed by the financial 
complexity. This differs from Rent Plus which is a more rigid 
model. 

Establish a social 
lettings agency 

Some local authorities have set up their own social lettings 
agencies to help households access the private rented sector.  
We currently work with partners to do this and do not believe 
we can do it better or more cost-effectively ourselves. 

On-lending to RPs  

 

 

Lack of access to development finance has been an issue for 
RPs at times, with many banks withdrawing from this type of 
lending.  However, the bond markets are currently filling this 
gap with various intermediary bodies in place to raise finance 
on behalf of a group of RPs. 

If interest rates begin to rise, the cost of development funding 
will increase significantly.  The Council may be able to borrow 
money more cheaply than RPs, and could choose to on-lend 
at preferential rates.  However, initial discussions with RP 
partners have indicated that there is no desire to pursue this 
option. 

DIY shared 
ownership 

 

This scheme was previously funded by government; the 
household would find a house to purchase jointly with an RP, 
with the household purchasing the level of equity they could 
afford and the RP retaining the balance.  Generally with 
shared ownership a rent is charged on the equity owned by 
the RP.  The scheme could be argued to meet a housing 
need for those with income/savings sufficient for at least 25% 
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equity. 

At the moment the “Help to Buy” scheme is meeting part of 
this need, although it could be argued that it does not help 
those at the lower end of the income scale.  Our view is that 
we should only investigate this option if funding can be 
levered in such that there is no cost to the Council.   

The successful Shared Equity Scheme run by ourselves and 
Sovereign Housing Association had an investment of approx 
£28k per home from ourselves and £10k from Sovereign. 

 
 


