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How to Use This Document

The FyldeCouncil Affordable Housing SPD is designed to assist applicants, desesammts and
NEIAZGSNBR LINPJARSNE 27T | T7F2IdBalPah®lick2btielafgd dzy RS
the provision of affordable housing. It provides guidance that gives further detail on the application

of those policies in order to help applicants meet policy requiremenss should enable more rapid
decisionmaking on applications which have followed the guidance set out in the SPD.

Structure of the SPD

Following the introduction and review of policy and guidance, the SPD continues in a series of thematic
chapters, each of which considers a particular aspect that will require considerdtit.very
important that the SPD be read as a whaofgplicants will normally need to have regard to all of the
chapters, except those relating to effte provision and viability assessments which relate to specific
circumstances.

Appendices provide information on registered providertemplate Affordable Housing Statemerat

pro-forma for the calculation of provision off siend data supporting theliscount for discounted

market sales housinghe template and prF 2 NI | NB | f 42 LINRPPBARSR | a 22N
website! GSYLX I GS t£S3Ff ANBSYSyld Aa y2i LINRIARSRY
Services department; reference should be made to chapter 11 for a full explanation of how the Council

deals with any legal agreemengeeded.
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1. Introduction
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1.2

1.3

1.4

Supplementary Planning Documents (SPDs) provide fudistail and guidance in relation to
policies and proposals within the Development Plan, in this case the Fylde Local Plan to 2032
(incorporating Partial Reviewjhichwas adoptedby the Councibn 6™ December 2021The

main objective of the SPD is to provide greater detail with respethdéorequirement for
affordable housing on development sites and other issues relating to the provision of
affordable housinglt seeks to provide clarity to applicants as to the requirements for an
application in respectfahis subject.

The context of théBorough of Fylde means that the provision of affordable housing is critical
in deliveryof sustainable, mixed communities within Fylde. Fylde has higher house prices than
generallyelsewhere in the North West region or the Fyldeassubregion Although incomes

are typically higher than the region and stédgion also, the affordabilitgf homes for lower
income groups is poor. The lowquartile affordabilityratio is very high at6.30 (2022)
meaning that thdower-quartile property ranked by price cost8.30timesthe lower-quartile
grossannual incomgof those working in the boroughThehousing stock profilés slightly
larger than averagevith a limited supply of smaller, lower value homes suitable for-finse
buyers.

The Local Plan, adopted recember 2021provides the principal planning framework that
applies under planning law across the Borough of Fylde. This SPD is written in support of the
polides contained in the Local Plan particularthe Affordable Housing policy Heb provide

further detail on the application of the policies of the Local P@mapter2 of this document
explains more fully the relevant policies of the Local Plan and other policy and guidance to
which the Council must have regard in producing this document.

The current total stock of affordable housing according to the 2021 Census is 3,134 social
rented units and 288 shared ownership units (excludes discount market sales hodsilug

has seen a growth in affordable housing provision across all tendetigery is shown in Table

1 below:

Table 1: Affordable Housing Delivery

Affordable | 2015 2016 2017 2018 2019 2020 2021 2022
Housing /16 117 /18 /19 /20 121 122 123
delivery

Affordable | 23 47 77 186 123 41 136 99
rent

Shared 0 18 13 32 90 28 59 52
Ownership

Discounted | O 0 17 14 14 21 20 0
market sale

TOTAL 23 65 107 232 227 90 215 151
UNITS

DELIVEREL




15 There are currentlyhirteen registered providers of affordable housing with stock in Fylde
Community GatewaykorViva(ForHousing)Great Places HousinGroup Heylo Housing,
Jigsaw Homes Group / Adactliggal& General Affordable Home®janchester and District
Housing AssociatiafY our Housing Groupyuir GroupHousing AssociatigfProgresgiousing
Group, Places for Peoplgage Housingtep Forward Homéauxesiaand YMCAylde Coast

1.6 The need for affordable housing in Fylde is quantified irRylde Housing Needs Survey 2022
The provision of affordable housing in order to contribute to meeting the needs identisied
an element of Strategic Objective 1 of the Fylde Local Plan to @08@rporating Partial
Review) TheHousing Needs Survéyentified a high level offfordable housing need ithe
Borough, o#18affordable homedo rent and 175 affordable homes to bper annumover
the next five years from the date of the study

1.7 The main settlements of St An®e Lytham, Kirkham, Wesham, Warton and Fetokl are
surrounded by rural settlements diewton, Staining, Wrea Greetglswick, Singleton,
Weeton, Clifton, and SingletorThe Local Plan concentrates new development in four
A0NI GSIAO t20F0A2yayY [ &iKLI YkBlatkpool!Pgrigher@and Y A NJ
Warton, with a limited amount of development in the other settlements. Affordability in the
rural areas of the Baugh is a particular issue, and it is therefore intpat that affordable
housing needs are met in those locations.

1.8 It is therefore considered important by the Council that the affordable housing policy H4 of
the Local Plan is supported by detailed guidance in order to ensure delivery of the maximum
amount ofquality affordable housing for the Borough.

Review andVionitoring

1.9 CeftRS /2dzyOAf Qa ! ¥F2 Ndept arfd8 revietvdiachuging thrpugc ¢ A £ f
Y2YAU2NRY3I GAGKAY (GKS [/ 2dzyOAf Qa ! dziK2NRG& a2
purpose and that it reflects current delivery, housing need, affordability and wider
circumstances.

1.10 During 2022, the Council engagednsultants to undertake a Housing Needs Survey, to
identify the needs for different types of affordable housing and to gain an understanding of
what those in affordable housing need can afford. The resulting Fylde Housing Needs Survey
was published in Jarary 2023. This SRias been reviewed to take account of the findings of
the Fylde Housing Needs Survey, and has been updated accordingly.



2. Policy, Guidanceand EvidencdReview

2.1

Thischapterprovides an overview of the policy and guidance documents, and some more
general reference documents, that inform this SPD. The range of documents includes formal
Development Plan Documents and national policy documents;phamning documents that

have elevance, best practice documents and existing-atatutory documents produced by

the Council.

Fylde Local Plan to 203ihcorporating Partial Review)

2.2

2.3

The Fylde Local Plan to 203@ncorporating Partial Reviewadopted December 2021

together with the Joint Lancashire Minerals and Waste Core Strategy DPD 2009 and the Joint
Lancashire Minerals and Waste Local Plan Site Allocations and Development Management
Policies DPDplus the Bryningvith-Warton Neighbourhood Development Plan and the St.
lyySQa 2y GKS {SI bSAIKo2dzZNK22R 5S@St2LIYSyi
Areasform the statutory Development Plan for Fylde.

Poliy H4 of the Local Plaprovides theprincipal development plan policy requirements
regarding affordable housing.requires all market housing schemes of 10 or more homes to
provide 30% affordable housing. In the rural settlements this will be primarily to meet local
needs. The presumption is that affordable housing will be provided on the application site.
The tenureof affordable homes will be negotiated on a cdsecase basis, having regard to
the viability of individual sites, local need and ath@cal Plan policieStipulations are made
about the size and type of affordable housing, and requiremétsupporting evidencén

the event thatthe applicant wishe$o justify reduced provision of affordable housiog the
grounds of viabilityThe full text of the policy is reproduced below for ease of reference:

Policy H4
Affordable Housing
Onssite provision of affordable housing

All market housing schemes of 10 or more homes will be required to provide 30% affo
housing, unless robust viability testing has demonstrated that the cost of the afforg
housing provision would prevent the development from being delivered.

a. Forresidential developments within or in close proximity to the Key Service Cé
and Local Service Centres (i.e. the urban areas), the provision of affordable h
will be to meet the requirements identified for borough wide needs.

b. For residential developments within rural areas, the provision of affordable hot
will be primarily to meet the requirements identified for the clos&ser 1 Larger,
Rural Settlementsi.e. Newton, Staining and Wrea Green Tier 2 Smaller Rura
Settlements:i.e. Clifton, Elswick, Singleton and Weeton. If, having regard t
agreed assessment, the level of identified local need is less than the equival
30% of the homes proposed, the balance of the provision will be delivere
borough wide neesd.

The presumption is that affordable housing will be provided on the application site s

it contributes towards creating a mix of housing. In circumstances where the C
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considers that affordable housing would be most appropriately provideesitdf for
instance in relation to applications for residential park homes, the Council will re
contributions for offsite provision of affordable housing equivalent in valuéh provision
of 43% of the number of market homes to be built on site, this being the equivale
providing 30% affordable housing-site.

Tenure

The precise requirements for tenure of affordable homes will be negotiated on abgag
case basis, having regard to the viability of individual sites, local needoamgliance with
other policies of the plan.

Size and Type

Schemes of sheltered/extra care housing for social rent/affordable rent to the elderly|
be provided to meet affordable housing requirements, in conjunction with a Regis
Social Landlord. Such schemes should meet the requirements of 100% sp
accommodation for the elderly in polidy2

Affordable housing provided for social rent or affordable rent should be 1, Zbed8om
homes. Starter homes should normally be 1 arberoom homes. The size and type
affordable housing on an individual scheme should be determined with referenteet
SHMA or subsequent housing needs assessments undertaken by or on behalf of the (
Affordable housing should meet the requirements of the National Technical Standarg
policy GD7of this plan.

Viability

The Council will take account of viability when assessing individual schemes. If a |
affordable housing lower than that set out above is proposed for a specific schem
Council will expect robust financialhased justification to be provided ke applicant,
demonstrating that the development would be unviable with a higher level of afford
housing than proposed. The Council may seek to independently verify such inform

with any costs associated with the verification met by the apptichafore approving &
scheme with lower levels of affordable housing than that specified above.

Policy H2 of the Local Plan specifies the mix of dwellings requiretwelopment sites. It
requires a broad mix of types and sizes of home, suitable for a broad range of age groups, on
all development sites. The mix should provide for the requirements in the SHMA or any future
housing needs assessmentgich has since been provided by the Housing Needs Survey 2022
(see below) Some specific requirements are added relating to the sizes of fiovkhilst

Policy H2 relates to all types of housing, the miafédrdable housing on development sites

will combine with the market housing mix to provide the overall mix on any site, which will
need to comply with this policy.

PolicyINF2states that the Council will require contributiofitom development to mitigate
impact on infrastructure, services and environment, and that this may inchiftedable
housing.

Policy GD7 sets out design requirements for all types of developnienequires a
consistently high standard of design and provides a series of considerations in respect to

10



design. Affordable housing is not mentioned specifically, as this is a policy applying to all types
of development.

2.7 Although these policies are being highlighted as being particularly relevaatfaocdable
housing,the plan should be read as a whole and other policies and supporting text will be
relevant.

2.8 Supplementary Planning Documents may not make policy, but must reflect policy that exists,
then provide further explanatory detail. Thaffordable HousingSPD therefore primarily
reflectsLocal Plan Policiet particular Policied4andINF2 as theyare the relevant statutory
development plan policie®r Fylde.

St Annd3 on the Sea Neighbourhood Development Plan

2.9 The St Ann@ on the Sea Neighbourhood Development Plan was made Briviag 2017.
PolicyDH1 requires the design of all new development to have regard to the principles
O2y il AYSR gAGKAY (i KPSlicy{HDU1 sypgoi<hausibgSiévalapryientdalzA R S
previously developed land and within the settlement boundary; Policy Hidd2des criteria
for developments of flats and HMOs; Policy HOU3 relates to retirement accommodation;
Policy HOU4 sets out specific requirements regarding the design of halgsialppment.

Bryning with Warton Neighbourhood Development Plan

2.10 The Bryning with Warton Neighbourhood Development Plan was made BriM2g 2017.
Although there are no policies within the Bryning with Warton Neighbourhood Development
Plan that are directly relevant to affordable housing, it is part of the statutory development
plan and due regard must be given therefore to its polierghin its defined area

National Planning Policy Framework

2.11 TheNational Planning Policy Framewdfecember 2023fthe Frameworksupersedes the
previous versiogof the Framewaorkof September 2023, 2022019 2018and2012.

2.12 Paragraph 20 of the Framework requires that strategic policies make sufficient provision for
housing including affordable housirgaragraphs 392 encourage prapplication discussion
including in relation to affordable housing. Paragraphs443recommend that applicants
discuss the information requirements for the application in advance and states that local
planning authorities shald publish a list of their information requirements, which should be
the minimum needed to make decisiarizaragraplb7 allows planning obligations to only be
sought where they are necessary to make the development acceptable, directly related to the
development and fairly and reasonably related in scale and kind to the development.

2.13 Section 5 of the Framework concerns the specific issue of the supply of hBaragraptt3
requires that the size, type and tenure of housing needed for different groups in the
community be assessed and reflected in planning policies (including, but not limited to, those
who require affordable housing, families with children, older people, sttglepeople with
disabilities, service families, travellers, people who rent their homes and people wishing to
commission or build their own homgs

2.14 Paragrapl64requires thatthe type of affordable housingrescribedbe identified in planning
policies and that it normally be met on site. Paragrdihstates that affordable housing
should only be required for major developments apart from designated rural areas, and that
the amount required should be reduced where vacant buildings are to be reused or

11



2.15

2.16

redeveloped. ParagrapB6 states that 10% of major developments should daailablefor
affordable home ownershipExceptions to the requirement would be for 100% btdldent
schemes, specialist accommodation e.qg. for the elderly or students, for cuatatrselfbuild
homes or where the scheme is a 100% affordable housing exception site.

Paragraplb7 states that planning obligations should only be sought where they meet all of
the following tests: necessary to make the development acceptable in planning terms; directly
related to the development; and fairly and reasonably related in scale and kindeto t
development.

lYYSE H 2F GKS CNIYSs2N] A& GKS Dfz2aal NBX
affordable housing. This is significantly altered from #4.2 Framework. The definition is
considered further elsewhere in this document.

First Homes Written Ministerial Statement

2.17

2.18

2.19

2.20

From 28 June 2021, a home meeting the criteria of a First Home will also be considered to

by

YSSG GKS RSTFAYAGAZ2Y 2F WIFF2NRIO6fS K2dzaAy3aQ

means discounted by a minimum of 30% against the market value and afteudi the first

sale price no higher than £250,000; LPAs may set a higher discount. at either 40% or 50% and
impose lower price caps, demonstrated through evidence. The same discount percentage
must apply each time it is sold in perpetuity, secured thtoaglanning obligatiorifo ensure

that suitable mortgages are available for First Honlesal authorities should provide for a
mortgage lender enforcing its security over a First Homes to be able to realise the full market
value of the property.

Eligibility:First Homes must be prioritised for firstme buyers (as defined in paragraph 6 of
schedule 6ZA of the Finance Act 2003 for the purposes of Stamp Duty Relief ftimérst
buyers) and not be sold to any household with a combined annual income in exé&&85@D0

(or £90,000 in Greater London). Local authorities will be able to apply additional criteria at a
local level. For example, they may wish to set a lower income cap, prioritise key workers (who
also meet the firstime buyer definitior) and / or specify a particular local connection
requirement based on work oczurrent residencyMembers of the Armed Forces, veterans
and their spouses/civil partners are exempt from local connection restrictédhpurchasers

must use a mortgage or home purchase plan for at least 50% of the discounted purchase
value Local criteria are limited to 3 months from the start date of marketing the property.
Purchasers may rent out the property for a maximum of two years, more at the discretion of
the local authority.

A minimum of 25% of all affordable housing units secured through developer contributions
should be First Homes. This is a national threshold which should be applied for England.
Homes areexpected to be delivered esite unless ofite provision or an appropriate
financial contribution in lieu can be robustly justifiafhere cash contributions are secured
instead, 25% of these contributions should be used to secure First Homes.

The minimum discount for First Homes should be 30% from market value, which will be set by
an independent registered valuer. The valuation should assume the home is sold as an open
market dwelling without restrictions. Where evidence justifies it (eitherthe local or
neighbourhood plan, an emerging policy or, where appropriate, a Supplementary Planning
Document), the minimum discount in an area can be increased to 40% or 50%.

12



2.21

2.22

Transitional Arrangementtocal plans and neighbourhood plans should take into account the
new First Homes requirements from 28 June 2021. Local authorities may therefore need to
review the tenure mix for the remainder of the affordable housing that they are seeking to
secure.Local plans and neighbourhood plans that have been submitted for Examination
before 28 June 2021 are not required to reflect the First Homes policy requirenfertsss

all local authorities, the new requirement for 25% First Homilsnet apply to sites with full

or outline planning permissions already in place or determined (or where a right to appeal
against nordetermination has arisen) before 28 December 2021 (or 28 March 2022 if there
has been significant prapplication engagmaent), although local authorities should allow
developers to introduce First Homes to the tenure mix if they wish to do so. This transitional
allowance will also apply to permissions and applications for datrgl exception sites.

Shared ownershipl'he minimum share for initial Shared Ownership purchases will be lowered
to 10% from the current 25%. The maximum share at initial purchase will remain unchanged
at 75%.New shared owners will be able to staircase in 1% increments for 15 years enabling
shared owners to purchase up to 15% through this route. This option will be accompanied by
reduced fees. It will still be possible to staircase in larger increments withmih@num
additional share purchase reduced from 10% to 5%. Shareei®wishing to staircase in 5%
increments or more will have to pay the range of fees as currently, such as a valuation fee,
legal and mortgage costs as approprialdie new Shared Ownership model will end the
LINE A RSNRa NBal S y2weakypoiri if tRey withifoNiirsida saléon i K S
the open marketThe new shared ownership model introduces a newy&ar period during

which the Shared Ownership Leaseholder will receive support from their landlord with the
cost of repairs and maintenancenew build homes. Only after 10 years will the shared owner
take on full responsibility for any repairs and maintenance costs. All new leases must be issued
with a minimum lease length term of 990 years.

Planning Practice Guidance (PPG)

2.23

2.24

2.25

Planning Practice Guidan(PG) is produced by government in support of the policy provided
in the FrameworkMuch of the content has been updated in 2019 to reflect the 2019
Framework.

Housing Needs of Different Groups

Addresing the Needs foDifferent Types of Housingaragraph001 Reference ID: 6001-
20190722 states that the need for housing for particular groups of people may well exceed,
or be proportionally high in relation to, the overall housing need figure calculated using the
standard method. This isecausethe needs of particular groups will often be calculated
having consideration to the whole population of an area as a baseline as opposed to the
projected new households which form the baseline for the standard method. When girgglu
policies to address the need of specific groups strategic polaking authorities will need to
consider how the needs of individual groups can be addressed within the overall need
established.

Housing and Economic Needs Assessment PPG

Affordable HousingParagraph: 018 Reference ID:-@E8-20190220to Paragraph: 024
Reference ID: 2824-20190220 states that all households whose needs are not met by the
market can be considered in affordable housing ne&te considerations involved in
calculating affordable housing need are detailed, involving assessments of the current number

13



whose needs are unmet, together with projections of the likely number of newly forming
households whose needs are likely to be unmet. This section then sets out how the current
affordable housing supply should be assessed. The total needs, having subsiacte, then
should be converted into an annual flow based on the plan pefite affordable housing
need can then be considered in the context of the likely delivery through new development
sites, taking account of the probable proportion of affordableusing to be delivered by
market housinged developments.

Before submitting an applicatioiPPG

2.26 Paragraph: 005 Reference ID-@06-20150326states thatthe level of information necessary
for effective preapplicationengagemenwill vary depending on the scale and nature of the
proposed development; in all cases the level of information requested by the LPA needs to be
proportionate to the development proposed.

PlanningObligationsPPG

2.27 Planning obligations policy should be set out in development plans. The relevant tests must
be met:necessary to make the development acceptable in planning terms, directly related to
the development, and fairly and reasonably related in scale and. Kiodal planning
authorities may wish to consider adding planning obligations or heads of terms for section
106 agreements to their local list.

2.28 Local planning authorities are encouraged to use and publish standard forms and templates
to assist with the process of agreeing planning obligations. These could include model
agreements and clauses (including those already published by other bodigsgotild be
madepubliclyavailable to help with the planning application process. Any further information
required by the local planning authority, or issues raised by the applicant regarding planning
obligations, should be addressed at an early stag@é®ftanning application process. Use of
model agreements does not remove the requirement for local planning authorities to consider
on a case by case basis whether a planning obligation is necessary to make the development
acceptable in planning terms.

Viability PPG

2.29 The viability PPG sets out a methodology that should be adopted for viability assessments.
Viability assessments should be undertaken at féael; development in accordance with
the plan should then be assumed to be viable.

2.30 The inputs and findings of any viability assessment should be set out in a way that aids clear
interpretation and interrogation by decision makers. Reports and findings should clearly state
what assumptions have been made about costs and values (inclgdosg development
@ tdzST 0SYOKYIFN] tFyR @ItdzS AyOfdzRAYy3a GKS Iy
At the decision making stage, any deviation from the figures used in the viability assessment
of the plan should be explained and supported bydewte.

First Homes PPG

2.31 The national standards for a First Home are that: a) a First Home must be discounted by a
minimum of 30% against the market value; b) after the discount has been applied, the first
sale must be at a price no higher than £250,000 (or £420,000 in Greateo)pmad, c) the
home is sold to a person who meets the First Homes eligibility criteria, as set out in first 2

14



paragraphs under First Homes eligibility critetiaaddition, to qualify as a First Home, there
should be a section 106 agreement securing the necessary restrictions on the use and sale of
the property, and a legal restriction on the title of the property to ensure that these
restrictions are applied tahe property at each future saléhe price cap of £250,000 (or
£420,000 in Greater London), however, applies only to the first sale and not to any subsequent
sales of any given First Home.

2.32 Homes meeting the above minimum criteria can be sold as First Homes and should be
O2yaARSNBR (2 YSSi (GKS RSTAYAGAZY 2F WI TF2NRI

2.33 The landowner should enter into a planning obligation under section 106 of the Town and
Country Planning Act 1990 enforceable by the local planning authority that: (a) secures the
delivery of the First Homes; and, (b) ensures that a legal restrictionjisteeed onto a First
| 2YSQa GAlf S henya FikstiHbmeTisksdldby theideviel§pdr to2the first owner, a
restriction is to be entered onto the title register identifying the unit as a First Home. This
restriction should ensure that the titleannot be transferred to another owner unless the
relevant local authority certifies to HM Land Registry that the First Homes criteria and
eligibility criteria have been met, including the discounted sale phiceircumstances where
this restriction needs to be removed, such as an invocation of the Mortgagee Protection
Clause, the Local Authority will be required to apply to enable the removal of the restriction.

2.34 In order to qualify as a First Home, a property must be sold at least 30% below the open
market value. Therefore, the required minimum discount cannot be below 30%. However, the
First Homes Written Ministerial Statement does give local authorities and In@ighood
planning groups the discretion to require a higher minimum discount of either 40% or 50% if
they can demonstrate a need for thik such circumstances, the minimum discount level
should be fixed at either 40% or 50% below market value and simmtlde set at any other
value. In each case, these percentages represent the minimum discount required for a home
to qualify as a First Home. Developers who are able to offer higher discounts within their
contributions should be free to do so but the lbeaithority cannot require this. In such cases,
whatever discount (as a percentage of market value) is given at the first disposal should be
the same at each subsequent sale. These minimum discounts should apply to the entire local
plan area (except if Nghbourhood Plans are in place in certain areas) and should not be
changed on a sitby-site basis.

2.35 In order to qualify as a First Home, the initial sale of the home cannot be at a price greater
than £250,000 (or £420,000 in Greater London) after the discount has been applied.
Therefore, local authorities cannot set price caps higher than these natapal However,
the First Homes Written Ministerial Statement of 24 May 2021 does give local authorities and
neighbourhood planning groups the discretion to set lower price caps if they can demonstrate
a need for this. Local price caps should not be seitrarily and should only be used if
evidence demonstrates a need for intermediate housing at particular price points. Whilst the
national standard price caps will be high for many local areas across England, homes built as
First Homes will need to be of ppopriate size and price for firsime buyers in any area. The
national price caps should not be used as justification for delivering more expensive properties
than are necessary or required in any area.

2.36  First Homes should be physically indistinguishable from the equivalent market homes in terms
of quality and size. Developers should obtain a valuation from a registered valuer acting in an
independent capacity, and that valuation should be in accordante tive Royal Institution

15



of Chartered Surveyors rdabok valuation guidance for netaild homes. When the home is
NBaz2fR Ay FdzidaNB:X (GKS &aStfSNI aK2dzZ R aSOdz2NB |
guidanceWhen a mortgage or home purchase plan offer is being considered, the lender will

also value the property in the usual way. The sale price of the property should not change

dzy t Saa GKA& Qlftdzad GdAz2y Aa t26SN (KswvwaluatiokS | INB
(after the discount has been applied) should asta price cap for the sale of the property.

2.37 A purchaser (or, if a joint purchase, all the purchasers) of a First Home should beimérst
buyer as defined in paragraph 6 of schedule 6ZA of the Finance Act 2003 for the purposes of
Stamp Duty Relief for firdtme buyers.Purchasers of First Homes, whether individuals,
couples or group purchasers, should have a combined annual household income not
exceeding £80,000 (or £90,000 in Greater London) in the tax year immediately preceding the
year of purchaseA purchaser of a First Home should have atgaie or home purchase plan
to fund a minimum of 50% of the discounted purchase pfldese national standard criteria
should also apply at all future sales of a First Home.

2.38 Localauthorities omeighbourhood planning groups can apply eligibility critedebe secured
through the section 106 agreements,addition to the national criteria described above. This
may involve lower income caps (if this can be justified with reference to local average first
time buyer incomes), a local connection test, or criteria based on employment siatlis
affordability. Local connections may include (but are not limited to) current residency,
employment requirements, family connections or special circumstansesh as caring
responsibilities.

2.39 Any locally set income caps should be considered with reference to mortgage requirements
and loanto-A Yy O2YS NI GA2a F2NJ FLILINBLNARFGS K2YSa F2N
First Homes. Income caps should not be set at a level which would prewentcaver from
obtaining a 95% loato-value mortgage for the discounted price of suitable properties.

Fylde Housing Needs Survey 202

2.40 The Council commissioned a Borowgitle Housing NeedSurveythat considers current and
future housing need in the Borough, different types of affordable housing tenures required
and the economic needs/income levels the tenures should meet in the Borough of Fylde over
the next five years.

2.41 In total 2,973 households completed a survey, of which 2,492 were households originally
targeted through sampling and 481 completed formslioe. The total response rate was
therefore 20.4% from the targeted sample, rising to 24.4% if additional comptetioe
included. The consultants commet that these response rates are very high relative to
those currently seen for similar surveys across the agunt

242 ! 1 2dzaAy3 bSSR !'aaSaavySyid Aa || wayllLlaK24GQ GKI
time. The robustness of the data to inform future housing and planning policies is determined
by the response rates at the time of the survé@ihe highresponse rate to thélousingNeeds
Survey demonstrates thdhe dataand conclusions am®bust.

2.43 The study identified that, when looking at rented needs, the analysis suggests a need for 2,091
affordable homes over the next five years (418 per annum) and therefore the Council is
justified in seeking to secure additional affordable housing. Thersdasaaheed shown in all
parts of the Boroughn interpreting this level of need it must be noted that many households
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2.44

2.45

2.46

2.47

2.48

2.49

2.50

find a housing solution through benefit support in the private rented sector. Additionally,
much of the need is due to churn in the private rented sector (e.g. households moving from
one benefit supported private tenancy to another) with the survey picking need at the

point when households move. This means that whilst the need is high, it is the case that many
households are able to find a solution to their housing needs (albeit one which is unlikely to
be secure and may well be in accommodation tlsatrisuitable).

The Council should ensure that any new affordable housing provided is available to Fylde
residents or those with a local connection rather than to households across a wider area (e.g.
neighbouring authorities).

Some rented homes do see low demand and few bids on the NdgdbmeChoicEByldeCoast
system that works across Fylde and neighbouring authorifibis seems likely in part to be

due to households with debt of over £50fking unable to make applications through
MyHomeChoiceFyldeCoadthe survey highlighted high levels of debt amongst households in
the private rented sector and so the Council should consider working with Registered
Providers to see if there are ways to enable these households to aaffestablehousingIn

June 2023, the Housing Need Survey was presented to the wider Fylde Coast Housing
Providers Group to discuss amendments required to the Consistent Assessment Policy of
MyHomeChoicByldeCoast the chote-based lettings scheme for the Fylde Coast.

When looking at the need faffordable home ownershiproducts, the analysis also suggests
a need across the Borough, albeit (at 874 dwellings ovetyfdaes (175 per annum) the need
is lower than for rented housing.

The evidence does point to a clear and acute need for rented affordable housing for lower
income households rather than affordable home ownership products, and it is important that
a supply of rented affordable housing is maintained to meet the needs®ftbup including
those to which the Council has a statutory housing duty.

Overall, the analysis identifiea notable need for affordable housing, and it is clear that
provision of new affordable housing is an important and pressing issue in the Borough. It does
however need to be stressed thatdheport did not provide an affordable housing target; the
amount of affordable housing delivered will be limited to the amount that can viably be
provided. The evidence does however suggest that affordable housing delivery should be
maximised where opportunities ags

Analysis was carried out to look at housing costs for rented products (social and affordable
rents). Focussing on-l®droom homes, a social rent is about 7@¥%the cost of a lower
quartile market rent, whereas affordable rents are at 90% of lower quartile market rents).
Local Housing Allowance (LHA) rates are generally similar to affordable rents, but it is notable
that LHA rates are generally lower than markentts (both lower quartile and mediaq)this

means households seeking accommodation in somatimes (notably those areas with
higher rents) may struggle to secure sufficient benefits to cover their rent.

On the basis of current market and affordable rents, only around 18% of households in need
could afford an affordable rent (without claiming benefits or spending more than 30% of their
income on housing). Therefore, it is considered the Council shouldtiggcthe provision of
social rents where possible: such rents will be the cheapest available and will therefore be
accessible to a greater number of households. However, it will be important that seeking
social rented provision does not prejudice the mledelivery of rented affordable housing,
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and affordable rents should be allowed where these can help delivery-sitemrovisior, it
will however be important to ensure that affordable rents are truly affordable in a local
context.

2.51 Analysis has been carried out to look at the affordability of Affordable Home Ownership
(AHO). This includes Discounted Market Sales Housing (which will include First Homes), shared
ownership and Renrto-Buy housing these are likely to be the main tenwgef AHO moving
forward. Given current housing costs in the Borough, it is suggested that to mh&drdom
homes affordable, a discount of up to around 30% would be required;-fmdBoom homes,

a discount up to 40% would be needed. The Council coukkiigate a higher than 30%
discount for First Homes (maybe 40%), however as this might impact viability a higher figure
should only be considered if this would not prejudice the provision of other forms of
affordable housing (notably rented accommodation).

252 { dz2NBSeé RFGlF | o0o2dz2i K2dzZaSK2f RAQ FAYLFYyOAlf airid
many in accessing even discounted homes; for the group of households identified by the
survey as being able to privately rent but not buy a home, some 33% fosd ab more than
£80,000 (which is about half the lower quartile prices of existing homes). The main reason for
the low values that can be affordeid levels of debt being the main barrierather than
income Such households are unlikely to be able tigsea large deposit and may be suited to
other forms of affordable home ownership, notably shared ownership and rent to buy

2.53 Regarding shared ownership, the analysis suggests that equity shares of less than 50% will be
needed to make this tenure affordable (foré&nd 3bedroom homes). It also looks difficult to
make larger (4-bedroom) homes affordable in a local context. ThoeidZil should therefore
investigate the viability of providing shared ownership with lower equity shares, but again it
is noted that this would potentially mean Registered Providers are less able testiosiglise
other forms of (rented) affordable houginlIt is recommended that the provision of rented
products is not jeopardised where viability is an issue.

2.54 Finally, given clear issues raised in the survey about levels of debt and lack of money for
deposits to buy a home, the Council should encourage and enablet®&oty housing as an
option. These schemes are designed to ease the transition from rentihgyiog the same
home. Initially (typically five years) the newly built home will be provided at the equivalent of
an affordable rent (approximately 20% below the market rate). The expectation is that the
discount provided in that first five years is savadorder to put towards a deposit on the
purchase of the same property. Rent to Buy can be advantageous for some households as it
Ffft2ga F2NI I aYlFrtftSNI wadsSLQ G2 oS Gl 1Sy 2y (;
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3. Tenuresof Affordable Housindgor Fylde

3.1

3.2

Affordable housing is defined in the Framework, within Annex 2 (Glossary). The Framework
(December 202Bdefinition is as follows

Affordable housing:housing for sale or rent, for those whose needs are not met by
the market (including housing that provides a subsidised route to home ownership
and/or is for essential local workers); and which complies with one or more of the
following definitions:

a) Affordable housing for rentmeets all of the following conditions: (a) the rent is set

AY I O02NRIyOS 6A0GK (GKS D2OSNYyYSyidiQa NByi
is at least 20% below local market rents (including service charges where applicable);

(b) the landlord is aegistered provider, except where it is included as part of a Build

to Rent scheme (in which case the landlord need not be a registered provider); and (c)

it includes provisions to remain at an affordable price for futugitdé households,

or for the subsidy to be recycled for alternative affordable housing provision. For Build

to Rent schemesffordable housing for rent is expected to be the normal form of
affordable housing provision (and, in this context, is known as Affordable Private
Rent).

b) Starter homesis as specified in Sections 2 and 3 of the Housing and Planning Act
2016 and any secondary legislation made under these sections. The definition of a
starter home should reflect the meaning set out in statute and any such secondary
legislation at the timeof planpreparation or decisiomaking. Where secondary
fSaratridAzy KFra GKS STFSOOG 2F ftAYAGAY3D |
to those with a particular maximum level of household income, those restrictions
should beused.

c¢) Discounted market sales housings that sold at a discount of at least 20% below
local market value. Eligibility is determined with regard to local incomes and local
house prices. Provisions should be in place to ensure housing remains at a discount for
future eligible households.

d) Other affordable routes to home ownerships housing provided for sale that
provides a route to ownership for those who could not achieve home ownership
through the market. It includes shared ownership, relevant equity loans, other low cost
homes for sale (at a price equivalent to at least 20%wdbcal market value) and

rent to buy (which includes a period of intermediate rent). Where public grant funding
is provided, there should be provisions for the homes to remain at an affordable price
for future eligible households, or for any receipts to be recycled for alternative
affordable housing provision, or refunded to Government or the relevant authority
specified in the funding agreement.

cz22iy24S ym 2F GKS 5SOSYOSNI HanHo CNIYSg2N]
conjunction with relevant policy contained in the Affordable Homes Update Written
Ministerial Statement published on 24 May 202The Written Ministerial Statement of 24

May 2021states thatFirst Homesneet the definition It states:
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O2yaARSNBR (2 YSSG GKS RSTAYAGA2YThe T WI T7
First Homes Criteria means:

1 A First Home must be discounted by a minimum of 30% against the market
value; and,

9 after the discount has been applied, the first sale of the home must be at a
price no higher than £250,000 (or £420,000 in Greater London).

Local authorities will be able to set a deeper minimum discount at either 40% or 50%

and impose lower price caps, if they can demonstrate a need for this through evidence.
However, the same level of discount as a percentage below market value must apply

to the home each time it is sold in perpetuity (subject to certain specific exclusions), so

that communities continue to benefit from the homes for years to come. The discount

Ay LISNLS(GdzAGe aK2dZ R 0S aSOdz2NBR G KNRdAzAK |

Tenures of Affordable Housing Required in Fylde
3.3 Local Plan Policy H4 states:

The precise requirements for tenure of affordable homes will be negotiated on-a case
by-case basis, having regard to the viability of individual sites, local need and
compliance with other policies of the plan.

3.4 The FyldeHousing Needs Survepnsideredhe affordability ofaffordablehousing to buylt
identified that the cohort of those currently renting who can afford to buy is small, and
households in need seeking to buy typically ladeposit. The study concluded that the need
for a deposit was a barrier to home ownership. Therefore, tenures of affordable housing to
buy will need to reflect this, and the Counwill prioritise rentto-buy and shared ownership
products over those requiring significant levels of deposi

3.5 In respect of the balance between affordable rented products and affordable home ownership
products, the study recommended a roughly 70/30 rented/ownership balance.

3.6 Therefore he Council will normallsequirea tenure mix that consists @0% of the affordable
homes for affordable rent, witB0% for other affordable housing tenures. This preferred mix,
and the tenure of affordable homes providiB@% of the total, will be subject to negotiation
as set out in Local Plan Policy H4 as shown above.

3.7 National policyin paragraptt6 of the Frameworlcurrentlyrequires 10% of homesn major
development sites to be for affordable home ownership, subject to some exceptions

Where major development involving the provision of housing is proposed, planning
policies and decisions should expect at least 10% of the total number of homes to be
available for affordable home ownership, unless this would exceed the level of
affordablehousing required in the area, or significantly prejudice the ability to meet
the identified affordable housing needs of specific groups. Exemptions to this 10%
requirement should also be made where the site or proposed development:

a) provides solely for Build to Rent homes;
b) provides specialist accommodation for a group of people with specific needs (such

as purposeuilt accommodation for the elderly or students);
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c) is proposed to be developed by people who wish to build or commission their own
homes; or

d) is exclusively for affordable housing, an eidmel exception site or a rural
exception site.

3.8 Thisnational requirementwould require at least 33% of affordable homes on sites to be
affordable housing to buy, where 30% of all homes on a site are affordabtee with Local
PlanPolicyHt |1 2 6 SOSNE GKS Ceéf RS | 2dza A yfar aduitoBaR & { dzNI2
social/affordable rented housidg I YR &adza3Sada GKFG GKAa O2d#Z R
FoAfAGe G2 YSSGU GKS ARSYGAFASR FFF2NRIOES K
exception under which the requiremeranbe waived under national policy. Thed2zg OA £ Qa
expectation of 30% of affordable homes to be affordable housing to buy, rather than 33%,
does not represent a complete waiving of the national requirement, karhallmodification
in order to more fully meet local affordable housing nee@fared ownership homes,
discounted market sales housing and réotbuy homes can all contribute tahe
requirement.

3.9 National policy has introduced the requirement 5% of affordable homesecured through
developer contributions or S106 agreements to be First Homes, although a transitional
arrangement applies. Where required, these will be an element of‘\Htleer affordable
housingtenure® Sf SYSy G 2F GKS RS@ST0naflafiSrgable HoBds @A y 3
on a siteto be affordable rentunaffected by this obligatian

3.10 Tenures of affordable housing required by the Council will be specified and update
required in this SPDThe requirementwill reflect the particular circumstances of Fylde,
including the strategic level of affordable needs for different types of accommodation and
tenure andthe tenures that are considered suitable by Registered Providpesating in
Fylde Exceptions to thereferred tenure mix will only be permitted where

f Iltis supportedbythe Coungildi | 2dzaAy 3 {;SNBBAOS& al yl 3SNJ
f TKS LILX A0l yiQa LINRPLRASR (SydsaNB YAE A& &dz
agreedwith the applicant to baecipientof the proposed affordable housirance

completed

1 The affordable housing to be provided will fulfil the requirements of Local Plan Policy
H4; and

1 The proposed tenure miwill contribute to the fulfilment of the objectives of the
Council

3.11 For developmentsincluding 150r more affordable homes,the Councilwould welcomea
basket of affordable housing tenurde be provided within the siteA mix may also be
required on smaller sites, but this will be subject to negotiation, considering issues such as the
configuration of the site, its location and affordable housing need lotié/ latter will only
be relevant at norstrategic locations)

3.12 The Local Plan policy H4 states that the tenure mix will be negotiated on-byasse basis,
having regard to the viability of individual sites, local need and compliance with other policies
of the plan. Wherever possiblehe tenure mixshould be discussed with the Council in
advance of the submission of the planning application, considered hial@hapters 5 and.6
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Affordable Rent

3.13

3.14

3.15

3.16

3.17

3.18

Affordable rent provides a tenure of affordable housing thgiempts toensure that those on

low incomes can be housed satisfactorily. Rental levigsluding service chargesre
restricted toa maximum of 80% dhe market rentsthat the individual properties would
achieve Further details are set out in the Capital Funding Guide produced by Homes England.
Eligibility is restricted (se€hapter9).

The Housing Needs Survey identified a clear and acute need for rented affordable housing and
recommended that 70% of affordable housing should be for rent. In considering the split
between affordable rent and social rent, the Housing Needs Survey reconauehdt the
Council should prioritise the provision of social rents whewssible; although it also
recognised that there will be the consideration of the cost and the amount that can viably be
delivered, so seeking social rents should not prejudice dvdedivery of rented affordable
housing. As Local Housing Allowance rates are aligned closely with the cost of affordable
rented housing, the Council consideéist the provision of affordable rent units is preferred

in order to maximise delivery.

Therefore, affordablerent should normally be the form of tenure for the majority of
affordable homes on development sitas noted in paragrapB.6above

Housing provided for affordable rent will be required to be transferred to a Registered
Provider.This may be one of the existing Registered Providers active in Fylde, which are listed
in Appendix1, or an alternative provider proposed by the applicant and approved by the
Council.

Housing for affordable rent must be retained as affordable rent in perpetuity, unless sold
under rightto-buy legislationwhere disposed of through the right to shared ownership, the
subsidy should be recycled (see ChapterTe Affordable Housing Statemegste Chapter

6) will need to confirm these restrictions, as well as those relating to the allocation of the
properties, and these will be tied to any planning permission through condition or Section 106
agreement.

Affordable rented accommodation is available by registering WigihiomeChoiceFyldeCoast
Residents with a local connection to Fylde are able to apply to join the Choice Based Lettings
system. Applicants must be over 18 to hold a tenandyylde Council does not have any
housing stock but there are 8 providers who collectively make up MyHomeChoiceFyldeCoast
who have accommodation across Blackpool, Fylde and Wargher details are set out in
Chapter 9.

Shared Ownership

3.19

3.20

Shared ownership provides an alternative to other forms of-tmst home ownership
products that is welkstablished and tested. It allows for a higher level of discount on the
market price than discounted market sales housing providing that sufficiensidybis
available at the outset.

Shared ownership requires the involvement of a Registered Provider. The occupier will
purchase a percentage of the equity, which may be as lod086 or as high ag5%. The
remainder of the property is owned by the Registered Provider, and the occupier must pay
rent on that share of the property. Shared ownership allows the occupier to increase their
share of the property that they own by purchasing tranches of theaiaing share from the
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amount on which rent is payable. The occupier may purchase the entire remaining share so

as to own the property outright at open market value. Restrictions may beexbtigive first

refusal on any subsequent sale of the property to the Registered Provider.

3.21 Rent to buy (which includes a period of intermediate rent) may be offered by Registered
Providers as a route into shared ownership (see section later in this chapter)

3.22 Provisions are necessary to ensure that any discount (which is the element of equity held by
the Registered Provider at the outset) is recycled for further affordable housing provision.

3.23 In order that shared ownership homes genuinely provide for those in need of affordable
housing, the size of properties and the shares purchased would need to be appropriate. The
Housing Needs Survey undertook some indicative analysis that identifieddbiy eshares
of around 50% could be apgrdate for units of up to 3 bedrooms, but any larger units would
require a very small equity share that would render them not deliverable. It notesdbts
and assumptions will vary between sitasd should be assessed on a scheme by scheme basis
Therefore, vihere a developer proposes shared ownership homes, the Council will require
supporting information of open market values, proposed equity shares, monthly costs of
mortgages and rents and any service charges, in order to demonstrate that properties
proposed for shared ownership will be affordable (i.e. will not exceed lower quartile market
rents for that size of property in the Borougi&pplicants registered providershould use the
following format to set out this information:

Table 2:Shared Ownership Affordability Information

(Example shared ownership scheme)

Open market value £126,500
Share purchased 42%
Amount of equity purchased £52,900
Deposit £5,300
Mortgage needed £47,600

Assumed rate of interest and term

4% over 25 years

Monthly cost of mortgage

£251

Equity retained by Registered Provider

£73,600

Basis for rent calculation

2.75% pa on unsold equity

Monthly rent on retained equity £169
Service charge per month £100
Total cost per month £520
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3.24

3.25

3.26

3.27

In rural parishes ofhe Borough, shared ownership properties are subject to additional
restrictions, beingdesignated Protected AredDPA) as defined in Schedule 5, Part 6 of The
Housing (Right to Enfranchise) (Designated Protected Areas) (England) OrdeTBé@dfect

of the restriction is that shared ownership housing must be offered by Registered Providers
with a lease that contains provisions that either:

a) restrict staircasing to no more than 8086

b) in instances where the leaseholder is permittecatmuire more than 80% (i.e. up to
full ownership), then there is an obligation on the landlord (or a designated alternative
landlord) specified in the lease that commits them to repurchase the property when the
leaseholder wishes to sell

The purpose of the restriction is to prevent the loss of affordable housing in rural communities
where affordable housing is in short supply.

The Council requires the above restrictions to be applied but takes a flexible approach by
allowing the following exceptions:

a) In the event that the shared ownership units are not being acquired with Homes
England grant funding (and so are outside the restrictions of their standard clauses which
would deal with the DPA status) then any staircasing out to 100% will only be patmitte
(i) where this is agreed in writing with ti@ounciland there must be legitimate reasons

for that (i.e. that a new eligible purchaser cannot be found after a set period of marketing
and evidence of that marketing provided); (ii) after a minimumqubof 10 years; and (iii)
providing that the 20% staircasing funds received after the 10 year period are
recycled/reinvested in Fyldeincluding an agreed mechanism for that to take place (e.qg.
notices from the RgisteredProvideras to when that occurs, confirmation of the sale price
FYR F GAYS fAYAG F2NJ GKS NBftSOlIyld Y2yAaSa
S106 fund thereafter).

b) In the event that an eligible person to occupy the shared ownership units cannot be

found within a period of 6 months of marketing, the tenure of the unsold units can be
transferred to affordable renin agreement with the Council

Applicants are advised to discuss the details of any proposed shared ownership arrangement
with the Council prior to thsubmission of the planning application.

Discounted Market Sales Housing

3.28

Discounted market sales housing will provigestement in the delivery of affordable housing
going forward. Government policy as stated in the Framework promotes the provision of
discounted market sales housiribhe Council has included discounted market sales housing
as part of the affordable housing mix on sites for some tiamg] its key features are set out

in this section. fie Governmenis prioritisingthe deliveryof discounted market sales housing
through its introduction of thd=irstHomesscheme which has some different features, and is
considered separately below

1 Elswick, Greenhalghith-Thistleton, Little Ecclestewith-Larbreck, Newtoswith-Clifton, Ribbywith-Wrea,
Singleton, Staining, Treales Roseacre and Wharles, WeétbrPreese, Westbwith-Plumptons
2 https://www.legislation.gov.uk/uksi/2009/2098/contents/made
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3.29

3.30

3.31

3.32

3.33

3.34

3.35

3.36

3.37

The 2018/2019 Framework introducedequirement that at least 10% of all homes on major
development sites to be available for affordable home ownershlipough it should be noted
that shared ownership and refib-buy homes could alternatively fulfil this requirement, or
contribute alongside discounted market sales housing

Discounted market sales housing offers a route to outright home ownership: the purchaser
acquires 100% of the equity in the property amdth it, all of the responsibility for repair and
maintenance costslhe need fothe Council to provideoutes to affordable home ownership
reflect the high affordability ratio in the borough: the high cost of house purchase in relation
to incomes, which has left people in affordable housing need as they are unable to raise
sufficient finance to make a hougerrchase wihin the borough on the open market.

Discounted market sales housing therefore meets an affordable housing need for those
people who aspire to home ownership but are unable to access market housing for purchase
(although they may be able to access private rented housing).

It is critical that any affordable housing will meet identified affordable housing need, in order
for the requirement for such affordable housing to be justified in relation to the tests that a
planning obligation must pass, set out Tine Community Infrastructure Levy Regulations
2010 regulation 122(2), and reiterated in the Framewafkerefore, it is critical that the
resulting discounted market sales homes will be genuinely affordable to those who have been
assessed dseingin housing needThis meanshat the level of discount must be sufficient to
make the homes affordable to the target group of those in affordable housing need.

The Housing Needs Survey considered the affordability of discounted market sales hibusing.
identified that in order toprovide for households in need of affordable housing to buy, the
price after discount should lie in a range betwe£€92,400 and £103,700 for ald&droom
property (September 2021 prices).

The Housing Needs Survexent on to consider typical open market values of discounted
market sales homes and the discount necessary to make these affordable. It concluded that,
on a Boroughwide basis, a discount level of 30% could be supported.

There is a high degree of variation in house prices in the borough. In seeking to assist potential
home buyers in affordable housing need, the discount will need to be appropriate in relation
to the prevailing prices in the local markéie open market value of the affordable dwelling

and local incomesAppendix3 considers the appropriate discount for different areas of the
Borough, and concludes that tlsngle Boroughwide discount level of 30% as recommended

by the Housing Needs Survey should be addpte

The open market value of the dwellings should be established. This should be through the

mean of valuations by independent Ri&Sredited property surveyors, and should then be

verified by the Council. The discount shall then be applied to the open meatket, to give

the discounted market sale price. The valuation undertaken by the lender providing the
mortgage must be provided to the Council to verify the valuation: where the valuation of the
Y2NI3IIF3S £ SYRSNI A& f 26 SNEIbé tSopenindikeBvaldton  SYRS
to which the discount will be applied to give the discounted market sale price.

Discounted market sales properties will be marketed by the developer. Those who wish to
purchase the properties will be required to fill in an application form that will be passed to the
Council for an assessment as to their eligibility. Controls on #iligikre essential to ensure
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that the homes provide for those in affordable housing need, and in accordance with eligibility
as detailed in MyHomeChoiceFyldeCoast Consistent Assessment P6licther details are
set out in Chapter 9.

3.38 Once purchased, a discounted market sale property is the absolute property of the purchaser,
but restrictions are put in place so that on resale, the property may not be sold for more than
the open market value minus the same discount that was appliedhligit and that the
subsequent purchaser will also be eligible for affordable housing, in accordance with eligibility
as detailed in MyHomeChoiceFyldeCoast Consistent Assessment Policy. The developer must
provide information to the purchaser so that the stections are clearly understood,
notwithstanding any legal enquiry that the purchaser may also carry out. Chapter 9 gives
further details. The developer will need to declare the restrictions will apply within the
Affordable Housing Statement (Chapterr@aAppendix?).

First Homes

3.39 The First Homes scheme requ2s% of all affordable homes delivered through developer
contributions (rather than directly gradtinded) to be First Homesn sites where the
transitional arrangement set out in paragraph 3.38 below does not appliFyldethis 25%
will be a proportion of the ugo-39: 2 F G20 KSNJ | FF2NRI 60t S K2dzaAy:
required affordable housing mix. Under th80% onsite overall affordable housing
requirement, this means 7.5% of all homes on a development site will be required to be First
Homes undenational policy.

3.40 The First Homes scheme requires a level of discount of a minimum of 30%. Higher discount
levels of 40% or 50% are allowable, but only Borewgte or through a Neighbourhood Plan.
Accordingly, in Fylde the discount level under the First Homes schemeais3§8b, to ensure
compliance with national guidance.

3.41 Thel/ 2 dzy @strittions on eligibility for First Homes are detailed in Chapter 9.

3.42 The First Homes scheme allows for a cap on the sale price after the application of discount.
The default national figure is £250,000 but this is considered by the Council to be an excessive
figure for Fylde as it even exceeds the median house price irBtreugh (£205,000 in
September 2020) by a very considerable margin. Fylde Council will therefore set a cap on the
price of a First Home lower than the national figufdhe Housing Needs Survey made an
indicative recommendation of a price cap of around £150,000, which would ensure that the
First Homes would be affordable even in locations where the open market value is high. This
figure is below the Borougtvide lower quatile price for existing dwellings. The Council will
therefore apply a cap at £150,000 (for 2622), to be increased eagfearby the UK House
Price Index as published by ONS, using the 12 montB¥tMarch on each occasion.

The transitional arrangement

343 ¢KS /2dzyOAf Qa RAaAO0O2dzyiSR YINJSG alfSa K2dzaAy:
Homes Scheme where this is required for compliance with national pdheydiscount
applicable is shown in the middle column of Table 2 beBies granted planningermission
prior to or shortly afterthe introduction of the First Homes policy, including outline

3 https://www.myhomechoicefyldecoast.co.uk/Data/Pub/PublicWebsite/ImageLibrary/MHC CAP 1.0 Final
2018.pdf
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permissions, are covered by a transitional arrangem&he Written Ministerial Statement of
24 May 2021 states:

OAcross all local authorities, the new requirement for 25% First Homes will not apply
to sites with full or outline planning permissions already in place or determined (or
where a right to appeal against nafetermination has arisen) before 28 December
2021 (or 28 March 2022 if there has been significant-gpplication engagement),
although local authorities should allow developers to introduce First Homes to the
G§SydzaNB YAE AF (KS&@ 6A&aK (2 R2 &2 dé
Therefore the requirements of the Firddomes policy do not applgn sites where there is an
existing permissionor where permission is granted before those datessuch casesyhere

discounted market sales housiiggproposed and agreed by the Council, it will need to accord
GAGK GKS /2dzyOAf Qa NBIdZANBYSyiGa F2NJ RAaO2dzy i

Rentto-Buy

3.44

3.45

3.46

3.47

Rentto-Buyis a tenure which is listed within the Framework definition of Affordable Housing

under the broad category@f h 4§ KSNJ F TF2NRI 6f S NRhimiefhdrged®& K2 Y S
an innovative tenurehat could become increasingly important. The Council considers that it

could form part of thea 2 1 KSNJ I FTF2NRIFI 6t S K2dzaAy3d GSydz2NBa&¢é
affordable tenure mix on suitable sites. As with all tenures, applicants should discuss the
proposed mix of tenures with the Council.

The main feature of Re#b-Buy is a period of affordable rent, following which tenants are
required to either buy the property outright, or enter a shared ownership arrangement.
Registered Providers must let to working households who are unable to buy a home on the
open market.

Rentto-buy units will be marketed by the developer in association with the Registered
Provider. As with discounted marksales housing, applicants will be required to complete an
application form that will be passed to the Council for an assessment as to their eligibility.
Only those with insufficient funds to buy on the open market will be eligible, in order that the
units fulfil affordable housing need in the Borough.

The Council will expect that, where units are not purchased by the tenant at the end of the

rental period (which may be five years, or longer, at the discretion of the Registered Provider

in agreement with the Council) the units will bBered on a shared ownership basisanew

tenant (which could beon rentto-buy terms A ¥  F LILINR LINA F S  F2NJ GKSE
circumstances)
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4. The Amount of Affordable Housing Required

4.1

The Council requires that developers declare the amount of affordable housing to be provided
as part of any planning application for 10 or more net homes, and set out the justification for
this amount in their Affordable Housing Statement. The considanattbat may be included

in this are set out below.

The Requirement

4.2

4.3

4.4

4.5

4.6

The requirement for affordable housing provision in Fylde is set out in the Local Plan. Policy
H4 requires:

All market housing schemes of 10 or more homes will be required to provide 30%
affordable housing, unless robust viability testing has demonstrated that the cost of
the affordable housing provision would prevent the development from being
delivered.

The Fylde Housing Needs Survey provides evidence that supports the maximising of delivery
of affordable housing wherit can be delivered viably. It states:

the analysis identifies a notable need for affordable housing, and it is clear that
provision of new affordable housing is an important and pressing issue across the
Borough. It does however need to be stressed that this report does not provide an
affordale housing target; the amount of affordable housing delivered will be limited
to the amount that can viably be provided. As noted previously, the evidence does
however suggest that affordable housing delivery should be maximised where
opportunities arise.

Therefore, the Council will maintain adherence to the requirement set out in the policy.

The threshold used in the Local Plan requirement accords broadly with the minimum standard
threshold incorporated in the PPG, which states that affordable housing should not be sought
on sites that are not major development

The number of affordable homes within any development site will need to be sufficient to
fulfil the 30% requirement. This will mean that, when calculating the number of affordable
homes required, where the result is not a whole number, the result will riedze rounded

up. For instance, on a development site of 34 dwellings in total, 11 will be required to be
affordable, as 10 affordable dwellings would fall short of providing the 30% required by the
policy.

Where an application site is for a smaller part of a larger site, the affordable housing
requirement willbe assessed on the basis of the context of the larger site. The reference to
market housing schemes in Policy H4 of the Local Plan will be taken to encompass the whole
site. Therefore, attempts to circumvent the requirement by the division of the sitetimto

or more smaller sites will result in the impositiontbé requirement in accordance with the
proportion of housing units proposed across the \whdevelopmentsite. The tests used to
establish whether this applies would include where a site shares its access with other sites,
where it is in the same land ownership, or where there are common areas of infrastructure.
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4.7 The Framework Pecember 202Bparagraph66 requires that where major development
involving the provision of housing is proposdd% of the homes should be for affordable
home ownership, unless this would exceed the level of affordable housing required in the
area or significantly prejudice the ability to meet the identified affordable housing needs of
specific groupsAs noted in Chapter 3, evidence strongly indicates a need to prioritise
FFF2NRFO6fS K2dzAaAy3d F2N NBy (dfordalle hinielownershin S / 2 dzy
may fall marginally short of this figur&imilarly, the Written Ministerial Statement of 24
May 2021 requires that 25% of affordable homes delivered through planning obligations are
First Homes however, as described in Chapter 3, a transitional arrangement applies and
therefore First Homes will only be required on development sites where the national policy
requires it (i.e. where the transitional arrangement does not apply).

4.8 In respect of changes of use, the same requirersaiill applyexcept as considered below.

4.9 The Local Plan states that there will be a presumption that affordable housing will be delivered
on site, in the interests of creating a mix of housing and promotes the creation of sustainable
communities. Ofkite provision will be acceptable only in sucincumstances where the
Council considers it to be so. There will be the assumption that such circumstances will be
exceptional. Where the Council considers that-ifé provision will be appropriatehe
preferred delivery mechanism will be on a diffatesite elsewhere in the local area, but as a
last resort financiakontributions to provide for this will be payable. The calculation of
contributions is considered i@Ghapters.

Exceptions to the Requirement

4.10 Where the development is a change of use that is permitted development under the General
Permitted Development Order, PPG states that affordable housing cannot be sought.

4.11 Policy B2 states thaton sites where 100% specialist accommodation for the elderly is
LINPLI2ZASR X FFF2NRFOE S K2 dzi A Yha critedayhatMdusd el A 2 v &
satisfied to demonstrate that a development is considered by the Council to be specialist
accommodation for the elderjyare set out in Local Plan Policy H2.

4.12 Affordable housing will not be sought on development si{ggluding conversionsfor
between 1 and 9 home®xcept where larger sites have been siiided in order to attempt
to circumvent the requirementsAn exception to this will be where a proposed development
consisting solely of affordable housing is put forward orappropriatesmaller site

Legal Agreemenand Affordable Housing Statement

4.13 Legal agreements and undertakings are considered in detail in Chapter 11 and the Affordable
Housing Statement in Chapter Bhe amount of affordable housing, and any other details
relating to it that are agreed by the applicairicluding type, tenure, registered provider and
management arrangements etcshould be contained within the Affordable Housing
Statement, with a clause within théegal agreement(or planning conditionwhere
appropriate)securing this by reference to the agreed Affordable HousiateBtent

Reduced Proportion on Viability Grounds

4.14 Matters relating to situations where an applicant claims that a reduced amount of affordable
housing should be provided on viability grounds are consider&hapterl0.
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Effect of Vacant Building Credit

4.15

4.16

Paragraph65 of the Framework states that where vacant buildings are being reused or
redeveloped, any affordable housing contribution due should be reduced by a proportionate
amount. Footnote31Of  NATAS&a GKI G GKAA A& GSljdzA gt Sy
SEA&GAY3 o0dZAf RAYyI&ad ¢KA& R2S8& y2a4 FLLIXe@& G2
Therefore, the number of affordable homes required will be reduced accordingly on such
scheme. Developers will be required tget out how this will affectheir developmentwithin

the Affordable Housing Statement, arate encouragedto discuss the matterwhere
applicable with the Council prior to submitting the application.

Developers will be expected to provide evidence in support for any claim for vacant building
credit. The evidence will need to demonstrate:

1 The floorspace of the vacant building;

9 That the building is vacant: it will not be considered to be vacant if the building or part of
the building has been in continuous use for any six months during the last three years up
to the date that the application is submitted. The building must bdreht vacant: the
credit is a vacant building credit rather than a vacant floorspace ¢redit

1 That the building concerned is a permanent building which has a previous use;

9 That the building has not been abandoned: evidence will be required that the building has
been marketed in a genuine attempt to bring it back into use;

9 That the building has not been vacated for the purpose of conversion: that the vacation
of the premises has been a result of the decision of the tenant, rather than the landlord.

Phasing of Delivery

4.17

4.18

The Council will expect affordable housing to be constructed concurrently with the market
housing on the development site. In order to ensure timely delivery, the Council will require
the phasing of affordable housing delivery to be detailed on the AffdmdeHousing
Statement, where the application is for full or reserved matters permissionill impose a
phasing requirement through clauses in the s106 agreement sitting alongside the planning
permission This will be in the form of a requirement for tkransfer of a certain number of
units of affordable housing to the appointed Registered Provider in advance of the occupation
of a certain number of market dwellingsr the completion and marketing of a number of
units of other affordable tenures, or a combination of the tw@eneally, at least half of the
affordable homes should be transferred before half of the market housing is occupied, with
the remaining half transferred befottee occupation 085% of the market homed.he precise
arrangement will b subject to negotiation and agreement with the Council and set out in the
affordable housing statemerdr s106 agreement as appropriate

Developers should considaow the phasing requirements will affect their site, and provide
details on the Affordable Housing Statement having regard to their order of construction for
the homes on the sitan particular the different tenures of affordable housjng ensure that

their proposals for the phasing of affordable housing are achievable when the planning
application is determined.
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5. Pre-application Engagement

5.1 The Frameworlstrongly emphasises the benefits of discussion between parties at the pre
application stage, andncourages the resolution of issues prior to applications being made.

5.2 There are advantages to both developers and to the Council in effectivapmieation
engagement taking place regarding affordable housing providiorparticular, providing
understanding of the information required by the Coungil assist applicants.

Discussions with Registered Providers

5.3 Applicants and/or their agentshouldmake contact with Registered Providers prior to making
any planning applicatigrincluding at outline stagé\t outline stage, lteyare encouraged to
establishin principlethat the affordable homes they propose to build can be transferred, in
the case of affordable rent or other tenures involving Registered Provid@ne mix of
properties will berequired to meet Local Plan Policy,H2 the extent that any details on mix
have been determined

5.4 At reserved matters stager prior to a full planning application being submittéiae applicant
shouldhave discussed and come to agreement with tlegiRteredProviderover all detailed
matters including the individual dwellings to be part of the transfer, specific tenures of specific
plots, the phasing of delivery and timings of the transfers, agreement that the Registered
Provider will take on the management arrangertgenetting and allocation in accordance
gAGK Ce&ft RS [/ 2dzy OA f<Failuré ta iddvitle this Midryh&iniatagpijcatini?2 £ A OA S
stage is highly likely to delay the determination of the application.

5.5 The Council will require that a single Registered Provider is engaged in relation to all tenures
of affordable housing within the scheme where a Registered Provider has involvement. The
Council will onlconsideragreement to this requirement being waivedhere the Registered
Provider which will take on all of the Affordable Rent properties declines to take on properties
under other tenures.

Discussions with the Council

5.6 The Councibelieves that engagement by developers with the Council prior to making an
application is an essential element ibringing forward a development proposal of an
acceptable form.

5.7 Discussions will badvantageougrior to making an outline planning application in the first
instance.

5.8 Elements that need to be discussed centre around the amount of housing and affordable
housing proposed, the tenure mix of the affordable units, and where the proposal is for a full
or reserved mattergpplication, the size, design and distribution of thimedable units within
the devebpment. Other matters may also require discussion at that stage.

5.9 The Council offers a p@pplication discussion service for applicants, to consider outline
RSOSt2LIYSyd LINRBLRAalLfa FyYyR (G2 LINRPDARS GoAlGK2dz
Applicants are encouraged to use this service in relation to the fulerahgotential planning
issues.
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5.10 Applicants or their agents should contact thevelopment Management Team at t@@uncil
through the use of the prapplication advice servioghen they are considering preparation
of a planning applicationTheyshould be prepared to discuss the number and overall mix of
affordable housing prior to making an outline applicatiok pre-application advice enquiry
Oy 0SS AYAUAFGSR GKNRdAdzZZK (GKS / 2dzy OAf Qa 6S0ani
https://new.fylde.gov.uk/resident/planning/advice/#155480274236675650a72ed
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6. The Affordable Housing Statement

6.1

6.2

6.3

6.4

It is expectedthat the Affordable Housing Statement will be a document that applicants will
provide with the application when submitted. In providing this at submission, it will
demonstrate and reflect the outcomes ahy pre-application engagement that has taken
place. The Affordable Housing Statement will be part of the Local LisValidation
Requirements which will be required in support offdl or reserved mattersgplanning
applicationfor 10 or more dwellings or where the site area is greater tBahhectares, in
order to be considered valid at receipt by the Council.

For a full or reserved matters applicatiohgtAffordable Housing Statement should cover the

following aspects of provision:

1 Registered Provider appointed to take the housing stock and provisions for transfer to
them; (see also chapter 3)

1 Number of dwellings and number of affordable dwellings within the developriss

also chapter 4where offsite provision is proposed see chaptéy 8

Tenure including mix of tenures where appropriéee also chapter 3)

Affordable dwelling sizésee also chapter);

Distribution of affordable housing within the developmédgree also chapter);

Timing of the construction of the affordable housing and its phasing in relation to the

occupancy of the market housitigee also chapter #4)

Management arrangements for the completed affordable dwellifsg® also chapted);

Mechanism tesecure ongoingaffordability (see also chapter 9);

Allocation arrangementésee also chapted);

Provision for the recycling of subsidy in the event of the exercise oftaghtly, purchase

of the remaining share of shared ownersbipthe resale of discounted proper{gee also

chapter9).

=A =4 =4 4

= =4 =4 4

A template thatshouldbe used to produce an Affordable Housing Staterisprovided as

Appendk2.! 2 2NR OSNBEA2Y 2F (KS GSYLXIGS A& LINROSA

Where an application is submitted in outline, applicants will be expected to set out how their
development will deliver affordable homes in line with development plan policy.

Revision of the Affordable Housin§tatement

6.5

It may be necessary, during the course of consideration of an application, for amendments to
be made to certain details of the Affordable Housing Statement, in order that the
requirements of the Council are satisfied. These might reflect, for instancejaes to the

mix of affordable homes on the scheme, the overall number of homes or the mixture of
tenures alternatively revisions may be required where certain necessary details are missing
on the initial submissiann such cases the Council will reguine submission of an amended
Affordable Housing Statement, clearly identified by date.

The Role of the Affordable Housing Statement

6.6

The version of the Affordable Housing Statement that is agreed by the Cuailhtorm part
of any planning permission granted, through a clause in the Section 106 agreentimtumh
a planning conditionThe applicant or successor in title to the land in the event that
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6.7

permission is implemented will be tied &l ofthe details set out in the Affordable Housing
Statement, including the tenure and allocation arrangements of individual dwellings, the
overall number of affordable dwellings providedanagement arrangements and appointed
Registered Provider etc. The Affordable Housing Statement therefore is the device through
which the Council will ensure that affordable housing is provided through the development in
F OO0O2 NRI yOS ¢4 liflesiKS / 2dzy OAf Qa LJ2f

It is envisaged that there will be circumstances when the practicalities of the development
and delivery of affordable housing on larger sites indicates that revisions to an agreed
Affordable Housing Statement are requested. These will be considered ginreun
appropriate formal application to the council and will only be accepted where the proposed
change is supported by evidence and continues to comply with the relevant Policy.
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7. Size,Type, Design andDistribution of Affordable Housing

7.1

7.2

7.3

7.4

It is essential, if the affordable homes delivered are to meet the needs of those requiring
affordable housing in Fylde, that they are of a size and type which provides suitable
accommodation, considering the circumstances of those in need.

Local PlarPolicy H2nakes reference to the affordable housing need as detailed in the Fylde
Coast Strategic Housing Market Assessment (SHMA). It makes some prescriptions of the types
of homes required, based on the SHMA, but then refers to the SHMA or any subsequent
housing meds surveys undertaken on behalf of the Coufidie Council has since had the
Housing Needs Survey 2022 produced. This does not update the overall mix required on sites,
but doesset outsuitable size$or certainaffordable tenures, further explained below

Applicants will need to engage with the Council and a Registered Protddsrsure that the
proposedaffordable homewill meet the identified need.

The Local Plan provides policy on the design of development generally, and the Council is
producing a separate Good Design SPD to provide further detail on design for all types of
development. It is therefore not intended to repeat those elements of guidacontained

within the Good Design SPD, but rather to highlight design requirements which apply
specifically to affordable housing.

Sizeand Mix of Types of Affordable Dwellings

7.5

7.6

7.7

7.8

7.9

The affordable homes to be provided on a development site will contributee@verall mix
of housing on the site, and as such thi ofsizes of the affordable homes provided will need
to be chosen so thahe affordable housing provisiarontributes to the overall mix required
by Local Plan Policy H&hilst also reflecting the overall mix of housing on the.site

The mix of affordable housing to be provided on an application site will need also to reflect
affordable housing need. The overall mix should be agreed with the Councilapplieation
stage, ande supported by an affordable housing provider.

The Housing Needs Survey provided a breakdown of the size mix of properties required by
those in future need for affordable rented housing. Aggregating the newly forming households
and the existing households falling into need, the future need for affdedednted housing

is approximately 35% for-diedroom homes, 49% for-Redroom homes and 16% for@-

more bedroom homes. The Housing Needs Survey does not provide information on #e size
of homesneeded by those in current need; however, there is no reasosuppose that the
overall need would be substantially different once those in current need were included.
Therefore, proposals for affordable rented homes on sites showitgsist mainly of oneand
two-bedroom homes, with only smaller numbers of larger homes

For discounted market sales housing / First Homes, the Housing Needs Survey identifies the
amount that the households paying the lower quartile rents for different sizes of property
would be able to afford to buy, on a Borouglide basis.

In the case of -bedroom properties, the lower quartile renting household could afford to buy
an existing dwelling of that size: discount would only make up for the premium orboéav
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7.10

7.11

7.12

7.13

7.14

7.15

7.16

property. Therefore, the Council does not consider it justifiable to seledtoom discount
market sales housing on developments.

In the case of bedroom homes, across the Borough, the housing needs survey demonstrates
that a discount of between 20 and 30% could be justifidterefore, provision of-bedroom
homes with the Borouglwide discount of 30% could be appropriate.

In the case of larger homes, although it would be possible to delired3and 4bed homes,
those households (who would be able to afford market rents) would also be able to afford to
buy a smaller housing unit in the market. The discounted price abed3dwelling would be
£130,000, significantly in excess of the market price of albeWd 2-bedroom dwelling; whilst

such a household (with a need fotb@droom accommaodation) would technically still be in
affordable housing need, the Council does not ddeis that such households should be
prioritised for affordable housing delivery. Foibédroom homes, larger discounts would
likely be needed, and the Housing Needs Survey notes that it is important to ensure that any
discount above 30% does not prejudibe viability of rented forms of affordable housing for
which there is a more acute need. With these factors in mind, the Council will therefore expect
that discount market sales housing is restricted tbe2iroom units.

For shared ownership homes, the Housing Needs Survey identified that equity shares of less
than 50% will be needed to make this tenure affordable (fari 3bedroom homes). It also

looks difficult to make larger (4dbedroom) homes affordable in a locabntext. Therefore,

any shared ownership units should beo? 3-bedroom homes (and demonstmaffordability

as set out in Chapter 3).

Affordable housing may be provided in the form of houses, atsungalows. However, the
type(s) proposedshouldhave been agreed with a Registered Provider (for affordable rent
properties or other tenures where involvement of a Registered Provider is required) and with
the Council prior to anfull or reserved matterplanning application being submitted. This is

to ensure that, once the development is brought forward, the accommodation is suitable for
its intended purpose and can be successfully marketed after completion.

Affordable housing must be able to meet the needs of those in affordable housing need.
Therefore, the specific accommodation requirements of the individuals or fartlibésire to
occupy the units will need to be provided for at the stage of initial developnigris means

that, for instance, a-bedroom dwelling will have to be fit for purpose as a dwelling that can
be let to or purchased by people in affordable housing need for a dwelling of thatiisize.
addition, Homes England will nptovide grantfunding for affordable homes below certain
sizes, the limit being set at 85% of the minimum gross internal floor areas in the Nationally
Described Space Standard.

Registered providers considirat the overall siz€i.e. floor areapf the affordable dwelling

is reflective of the overall number of people that can be accommodated in a dwelling.
Accordingly the size of individual dwellings by floor area should be specified for each
affordable dwelling proposed, within the Affordable Housing Statement for full or reserved
matters applicationsThe number of bedrooms for each unit must also be specified.

The affordable housing units shoutdrmally be at least the followingsross Internal Area
(GIA) for the number of bedrooms specifieid order to be considered suitable for the
requirements of Registered Providers for a home of the stated sizless the applicant can
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demonstrate that the units proposed will meet the declared requirements of a supporting
Registered Provider

Table3: Minimum Gross Internal Area

Bedrooms No. of persons Min GIA n Min GIA m
1-storey flat 2-storey house

1 1 33

1 2 43

2 3 52 60
2 4 60 67
3 4 71
3 5 79
4 7 98

7.17 The affordable housing units will need to bkearlyidentified on the site layout plan: they
mustbe directly denoted as such on the drawing and should not require cross referral (e.g. by
plot numbers or house types) from some other document.

Design

7.18 Affordable housing design needs to reflect the requirements of Local Plan (and where
appropriate, Neighbourhood Plan) Policies in the same way as other parts of the same
development, or indeed as any other development.

7.19 Local Plan Policy GD7 provides the starting point for considerations of désighelements
of the policy are directly relevant but in particulfdme following criteria are of note, in that
they will need to be applied equally to the affordable housing as to other parts of the site:

1 d) Ensuring the siting, layout, massing, scale, design, materials, architectural character,
proportion, building to plot ratio and landscaping of the proposed development, relate
well to the surrounding context.

1 i) Taking the opportunity to make a positive contribution to the character and local
distinctiveness of the area through high quality new design that responds to its context
and using sustainable natural resources where appropriate

1 k) Ensuring the layout, design and landscaping of all elements of the proposal, including
any internal roads, pedestrian footpaths, cycleways and open spaces, create user friendly,
sustainable and inclusive connections between people and places resaltitig i
integration of the new development into the built and historic environment

1 m) Protecting existing landscape features and natural assets as an integral part of the
development; requiring mulfunctional green infrastructure to be integrated into urban
areas; providing enhancements to open spaces to encourage people to use them;
protecting and enhancing habitats; providing open spaces and linkages to the wider
ecological networks as part of the Green Infrastructure network; and enhancing the public
realm.
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7.20

7.21

7.22

7.23

7.24

1 o) All new housing developments should result in a high standard of amenity for occupiers.
The standard of amenity for occupiers should not be compromised by inadequate space,
poor layout, poor or lacking outlook or inconvenient arrangements for wastessar
cycle storage. Developments should include adequate outside amenity space for the needs
of residents. New homes designed specifically to accommodate the elderly should comply
with optional standard M4(3(2a)) in accordance with policy H2.

The Good Design SPD ilbvide a design process that should be used by applicants when
designing a scheme, amqovide guidance on how the context of the site should shape the
overall and detailed form of developments.

As the majority of new affordable housing will be within larger development sites, the context
for the design of the affordable housing on the site will be the overall design principles
adopted for the site. These will in turn be required to reflect thelevicontext of the site
within the immediate surroundings and the settlement as a whole.

5S@St2LIySyia awgdlymR éfarGabled® ®iigdzhdiicde not appear
distinctive from the market homes found on the same site. The design feancematerials
should beconsistent Sometimes, the different size of the affordable homes from the
surrounding dwellingss notable In such cases, dwellings might be distinctively smaller but
they should not be distinctively affordable. The affordable dwellings should result in a similar
(high) standard of visual appearance for the part of the eleypment concerned, compared

to the remainder of the site.

Below are set out some typical design mistakes with affordable housing that are not
considered acceptableOn developments where the features described are present, the

affordable housing is likely to be clearly distinctive from the market housing, in contravention
of policy.

Examples of Affordable HousirlgesignMistakes

Featureless elevationsdwellings with plain elevationsind with standard form
windows and doorsresulting in apartan appearance lacking any distinctiveness

Prominent binstorage bin storage should always be located within private areas,
visible from the street, even when provided on a communal basis for flats.

Hardsurfaced frontagesdedication of the whole or almost the whole of the frontag
of houses to car parking resulting in continuous hard surfacing and a crar
utilitarian appearance.

Absence of rear accesa means of gainingxternalaccess to the street from the reg
of a property other than through the dwelling must always be included.

Extreme lowcost designeaves sharply cut off to be almost flush with the wall fa
uniformly plain materialssoil pipes and other services on the front elevain

Absence of soft landscapingtse of cheap fencingprominent metal railingsr other
excessive hard landscaping to define boundaries at the front, where use of heg
plants or other soft landscaping would be more appropriate.

Proposalsshould follow the requirement for a high standard of design set out in Local Plan
Policy GD7or affordable housing some particular examples of this are shown below
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7.25 Proposals that fall short of the required standard for the design of affordable housing, even
where the design of the remainder of the development is considered acceptable, will be
refused.

Good Practice in Affordable Housing Design

Blends into the Development Sitehe affordable dwellings should utilise some of t
same design features as the market homes on the site so as to integrate the affo
homes into the development. The development as a whole should respond to the
local context as required by oy GD7

Small dwellings disguised as large dwellinggentification of dwellings as affordab
on the basis of their size can be avoided by utilising similar designs as the
properties on the site, varying the orientation of the front entrance doors or use
single entrance door to a number of iiathat otherwise appears to be a single hous

Well landscaped:effective use of landscaping at the front of dwellings can
character without substantial cost

Variation: avoidance of excessive uniformity by varying the design features
between groups of dwellings, use of colour, offsetting, detail features to create hg
that are distinguishable from one another

Distribution

726 | 2dzaAy3a RSOSt2LIVSy(a Parkgapd3Rof tfieFiamensrk reqiteOf dzi A @
the creation of places that are inclusivefokdable housing shoultherefore be distributed
within the development so thais clearly integrated into the wider development site, and
could not be regarded as separate from it.

7.27 Normally the expectation will be for affordable housing to be distributed in several small
groups throughout the development site. Such groupings should not result in segregation (i.e.
for instancein a culde-sac just consisting of affordable housing).

7.28 Where the Council has agreed that affordable housing is to be a distinct type from market
housing on the site (for instance where it is to be flats, or to be housing designed for the
elderly), it should not be located in a segregated part of the site, asthe furthest extremity
from the main accesst should be no less visually prominent within the overall street scene
than other housing on the site

Affordable Specialkt Accommodation for the Elderly

7.29 Local Plan Policy H4 allows for affordable housing requirements to be met in full or part by
the provision of sheltered or extra care housing, providing that it is provided for social rent or
affordable rent and therefore meets the definition of affordableusing. Such schemes must
fulfil the requirement of Policy H2 for specialist accommodation for the elderly, that the
accommodation is built in compliance with optional technical standard M4(3(2a)), which
means that the accommodation is wheelchadaptable. The specific design requirements
relating to the standard are contained within the Building Regulations Approved Document
Part M.

7.30 Affordable Specialist Accommodation for the Elderly should have regard to Lancashire County
| 2dzy OAt Qa /I NB FyR {dzZLJR2 NI {GN)F{iS3ezx 6KAOK 2
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7.31

suitable. LCC are the revenue funding provider for this type of accommodation as they are
typically placing the tenants and may be paying some or all of the rental for certain types of
such accommodation.

Local plan Policy H2 carries requirements where a proposal is for 100% accommodation for
the elderly, and these apply equally when the accommodation is to be affordable. The design
criteria are as follows:

9 Itis situated to provide easy access to regular public transport. Within larger development
sites, the part of the site in closest proximity to bus stops with a regular service should be
chosen for this type of accommodation;

9 The proposal is wetlesigned, avoiding unnecessary use of high fencing around the
perimeter, orientated towards the street with an entrance on the street side of the building
providing the shortest possible pedestrian access, including usable outsidedped
gardens with seating, and access and parking for vehicles well separated from pedestrian
routes;

1 The development complies with the development strategy and other policies of the plan;
and

1 Convenient access arrangements are provided for vehicles providing hospital transport.

Affordable Housing and Residential Park Home Sites

7.32

7.33

7.34

Residential park homes form part of the broad mix of dwelling types required to meet needs
set out in national policy. The Coungdles not consider park homes to be suitable to form
part of the affordable housing mis they are considered unsuitable by Registered Providers
and do not provide living conditions acceptable to the Council for people in affordable housing
need.

Policy H4 of the Local Plan states

The presumption is that affordable housing will be provided on the application site so
that it contributes towards creating a mix of housing. In circumstances where the
Council considers that affordable housing would be most appropriately provided off
site, for instance in relation to applications for residential park homes, the Council will
require contributions for ofite provision of affordable housing equivalent in value to
the provision of 43% of the number of market homes to be built on site ging the
equivalent of providing 30% affordable housingsite

Therefore, where residential park homes are proposeds# contributions will be required
in accordance with Policy H4. How this will be applied is dealt with in Chapter 8.
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8. Off-Site Contributions

When will off-site provision be acceptable?

8.1 Policy H4 of the Local Plan is clear on the presumption that affordable housing will be provided
on-site:

G¢KS LINBadzYLXiAzy Aa GKIG FFF2NRIEIGOES K2dza A
that it contributes towards creating a mix of housing. In circumstances where the
Council considers that affordable housing would be most appropriately provided off
site, for instance in relation to applications for residential park homes, the Council will
require contributionsforoi A 4GS LINP @A &aA2Y 2F | FF2NRI o0t S ¢

8.2 Where an applicant proposes that affordable housing provision should ksteffthisshould
be the subject ofliscussion with the Coungltior to the submission of the applicatio®nly
where the Counchasagreed that offsite provision is likely to be acceptabiimes the Council
recommend thata planning application based on affordable housing provisiossitéf be
submitted. Any such advice would be without prejudice to any decision made on a planning
application submitted.

Calculation of OffSite Contributions

8.3 The Local Plan sets out the requirement forgifé provision of affordable housing, where it
is considered amptable. Policy H4 states:

GGKS [/ 2dzy OAf gAft N&itdj joiovibidh ofCaffoydabPhoudimgA 2 v &
equivalent in value to the provision of 43% of the number of market homes to be built
on site, this being the equivalent of providing 30% affordable housidghmni S £

8.4 For clarification, the use of 43% as the-sitk calculation rather than 30% is a straightforward
mathematical relationship. Where a site has 100 dwellings, if the affordable housing is to be
on-site as normal, the result will be 30 affordable and 70 raahomes. A site of 100 dwellings
where the affordable housing is edfte will result in 43 affordable and 100 market homes
the requirement is for 30% of the total, not of the numbersite. The proportions of the total
are the same: 30/100 = 43/143 €%.

8.5 In the same way as with provision -site, where the calculation of the number of ite
homes to be provided does not result in a whole number, the result will need to be rounded
up. For instance, in a case where 33 homes are providesitenbut the @uncil agrees to
provision offsite, 15 offsite afforddle homes will be required (15/33=45.45%, corresponding
to 15/48=31.2% of the total number), as 14 would fall short of the requirement of 43% of
homes on site: 14/33=42.4% (and correspondingly, slwért30% of the total number
14/47=29.8%)

8.6 The contributions payable will be calculated as the discount that would havedpgsicable
to affordable homes constructed on the site, multiplied by the required number of affordable
homes oftsite. Thediscount will be calculated as a proportiontbe open market valuef
equivalent sized homesn-site to the affordable homes neededrhe contribution will be
calculated as 30% of the open market value, equivalent to the discount that would have been
required for discounted market sales housing (inclgdiirst Homes) on the site.
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8.7 Appendix4 sets out the detailed method to be uséd calculating these contributiaand
provides a templateThe contributions wilbe phased in a frontoaded manner as with the
provision of actual affordable dwellings.

8.8 Off-Site contributions can also be made through the provision of actual affordable dwellings
on other sites in the borough. Where this is proposed there will need to be a mechanism to
GAS GKS RSEAQGSNE 2F (K2a$S LINPdS NabitheSofsitel 2 (G KS
affordable housing to meet all other affordable housing and general policy requirements, and
that the level of provision comjgs with the requirement of Policy H4 to deliver effite
affordable housing contributions at 43% of thedbonsite developmentThis will usually be
through a s106 agreement to the market homes planning permission that secures provision
and frontloads the phasing of its deliveri further alternative that can be chosen is a hybrid,
where another site provides only a proportion of the -sife units required, with the
remainder provided for through a financial contribution for the residue.

Securing offsite contributions

8.9 Where oftsite provision has been agreed by the Council, the payment of the commuted sum
will need to be secured through a S106 legal agreement with the Council prior to the grant of
planning permissiorChapterll of this document provides further guidance.

Provision of Affordable Housing Using &8ite Contributions

8.10 The Council has adopted a strategic approach to the use of future S106 funds to deliver
affordable housing. The Council has invited Registered Providers to come forward with
expressions of interest for funding to support schemes they are developiege expressions
of interest will be assessed and taken beftine PlanningCommittee to determine if the
scheme meets the priorities for the funding.

8.11 Registered Providers will need to evidence they already have affordable housing stock within
Fylde and that locahanagement arrangements are in place. It is preferred that Registered
Providers are registered as a partner the Choice Based Letting (CBL) Scheme
MyHomeChaeFyldeCoast. If Providers current stock levels aresnfficient to formally
become a partner with the scheme, thejll need to demonstraten allocation arrangement
in place foraffordable homes developed in Fylde with a partner of (68L) scheme.

8.12 Each scheme will be assessed under the following five criteria:

1 Brownfield siteg suitablepreviously developed land that is not currently in use, whether
contaminated or not;

1 Local regeneration to an arego support environmental, economic and social wading
of an area, andhe sustainability of local communitips

1 Value for money consideration of match funding available from other sources that will
enable thedevelopment, for example Homes England funding and private finance raised
by the Registered Provider.

9 Tenure to be Social or Affordable reqtAffordable and social rented housing is let by
private registeredproviders of social housing toouseholds that are eligible for social
rented housing. Affordable rent is natore than 80% of the local market rent (including
services charges, where applicable). Guideline targets are determined through the
national rent regime for social rented housing that are agreed byabal authority and
Homes England
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9 Evidence of a need for affordable housing provigjdrhe proposed scheme should take
into accountlevels of housing need for development as determined byHbasing Needs
Survey 2022and Fylde Local Plan to 203%ncorporating Partial Review)ln addition
details of households registered for-h@using througiMyHomeChoiceFyldeCoast will be
considered to establish if the proposed size of units and locatiormeidit housing need

within Fylde.
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9. Management arrangements

Allocation

9.1

9.2

9.3

9.4

LG A& AYLISNIGAGS GKIFIG TFF2NRIOES K2dzaAy3
provides for people in Fylde who are in affordable housing need. Therefore, the entitlement
to apply for affordable housing units is restricted to ensure, asdas gracticable, that those
provided with affordable housing are peoplgth a local connection té-ylde in affordable
housing need.

The Council, notwithstanding its status as Local Planning Authority and Local Housing
Authority, must havecontrol overthe allocation of affordable housirtgroughthe Affordable
Housing Satement scured through the S106 agreement or Unilateral Undertakingr
through a planning conditiarEnsuring that such controls are sufficient is vital

The restrictions that the Council will require applied to each tenure are set out below. It will
normally be necessary that provisions to ensure that the restrictions are placed, and retained
in the future, are contained withimaffordable housing statement and secured thye S106
agreementor planning condition

Affordable housindor rent should only be allocated to those with a maximum of £30,000 in
savings and a maximum household income of £60,000. This is in accordance with the criteria
used by MyHomeChoiceFyldeCoast for eligibility t4.Ailese limits will be subject to review

in line with the criteria used bylyHomeChoiceFyldeCoast and any specified in national policy.

Local connection test

9.5

9.6

All affordable units are to be rented or sold to people with a local connectigetasut inthe

Consistent Assessment Policy operated by MyHomeChoiceFyldeCoast, the-baseide

lettings schemdgexcept for shared ownership properties, see beloWis will mean that

homes will be allocatetb those applicants with a local connection to tBeroughof Fylde,

either through residence or work. Applicants must therefore be able to demonstrate they

meet one or more of the following criteria:

9 Local residency they have lived irthe local authority of Fyldeontinuouslyfor the last
three years;

1 Permanent employment in the area of Fylde or offer of permanent employment that is
intended to last for at least 12 months;

1 Close family associatiaphas a parent, adult child, adult brother or sister who is living in
the area of Fylde and has donentinuouslyfor the last 5 years;

1 Applicants who are serving in the Armed Forces and who are either employed or are
resident in the area of Fylde; and

1 Former armed forces personnel who had a previous residence in the area of Fylde as a
result of a former posting in the area of Fylde within the last 5 years.

Within the rural settlements affordablesnted properties require a local connection to the
parish which includes priority for current residence in the parish, family residing in the parish,

4Page 1bf the MHCFC Consistent Assessment Pelisgligibility (Non qualifying Persons)5. Households
whose gross household income exceeds £60,000 pa and 6. Applicants and households aged under 55 with
savings exceeding £30,000.
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the need to give or receive care in the parish, titev long-standing connectionWith new

build stock in rural areas enabled under a S106 agreemeptanning conditionwhere an
occupant does not come forward with a local connection to a particular parish the eligibility
criteria can open up to a Fylde Borough connection. New build stock delivered under a S106
agreements cannot be let to households outside of Fylde.

Affordable Rent

9.7 People who wish to express an interest in taking up affordable housing in Fylde, register their
interest through the MyHomeChoiceFyldeCoast servite,choicebased lettings scheme
operated on behalf of affordable housing providers (including Progress Housing who took over
CefRS /2dzyOAf Qa F2NN¥SNI K2dzaAy3d aia2010 FyR Ce@f

9.8 The Council will requirthat all affordable housing provided on development sites or through
developer contributions, as affordable homes for rent, are allocated through
MyHomeChoiceFyldeCoast. It will be a requirement for this to be incorporated in the
Affordable Housing Statement, tied to the planning conditi®ection 106 Agreement or
Unilateral Undertakingwhich will require the agreement of the Registered Provider as well
as the Council and applicant

Shared Ownership

9.9 Under the AffordableHomesProgramme2021-26 operated byHomes Englandio shared
ownership properties funded under this scheme can be subject to local occypanc
restrictions.The properties must be occupied as the main or only home by the purchaser.

9.10 Initial and future sales obther shared ownership homes will be marketed and sold to
customers whose eligibility is determined with regard to local incomes and local house prices,
in accordance with the Affordable Homes Programme in force at the time of the application.
The Council wouldxpect that applicants will normally meet the local connection criteria as
apply to other types of affordable housing

Discounted Market Sake Housing and First Homes
9.11 For First Homes, the requirements are:

1 Purchasers of First Homes must be fiiste buyers

1 They nust have a household income not exceeding £80,000

1 A First Home should be the buyers only home

1 Apurchaser will need to use a mortgage or home purchase plan for at least 50% of the
purchase price of the home.

1 Additionalcriteria can be applied by local authorities. Those for Fylde are set out in the
following paragraph. Such local criteria can be applied only for the first three months of
marketing, before reverting to national criteria only.

9.12 For discounted market sales housing,$ / 2 dzy Ois aisCicllows 2 theAc@se of First
Homesthe following are local criteria

1 Must be a qualifying buyer unable to afford a home in their local market. Applicants must
not be able to buy a home suitable for their needs within a reasonable travelling distance
of their work place, without assistanc@ualifying purchasers must live, work or have a
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family connection to Fylde, specifically one of the following must apply but in no particular

order:-

0 They are permanently employed in the Borough of Fylde

0 They have been offered permanent employment in the Borough of Fylde

o Orin the opinion of the Council hasme other sufficiently longtanding connection
with the Borough of Fylde

0 They have lived in the Borough of Fytamtinuouslyfor the last 3 years

0 Have a close family association (a parent, adult child, brother or sister) who has lived
in the Borough of Fyldeontinuouslyfor the last five years

o For First Homes, Members of the Armed Forces, divorced/separated spouses/civil
partners or members of the Armed Forces, the spouses/civil partners of deceased
members of the Armed Forces (if theleath was wholly or partly caused by their
service) or veterans within 5 years o&léng theArmed Forces will be exempt from
any local conection criteria.

1 Must be able to demonstrate access to savings or sufficient funds to pay, if régaire
deposit (which may bB% or more of the purchase price), legal fees, stamp duty and other
costs of moving.

1 Must have savings/equity of less thaB@®&000and ahousehold income of less than
£60,000

1 Must be able to sustain home ownership in the longer tefiypically applicants will be
employed on a permanent contract of employment (there are exceptions for key
workers). If selfemployed, the applicant must be able to provide accounts for the last 3
years.

1 Must occupy the property as their only and principal home.

1 Must have a good credit histogyif applicants have rent arrears during the last 12 months,
are in breach of their current tenancy agreement or have an adverse credit history, which
means they are unlikely to be able to sustain ownership, they will nalipéle for the
scheme.

1 Must take out a first mortgage with a qualifying lender.

1 Must be approved by the local authority as being eligible under the scheme for discounted
market sale

9.13 Applicants for discounted market sale properties will therefore need to approach the
developerwho in turnwill be required to ensure that any potential buyers for discounted
market sale properties are assessed for eligibility by the Council before proceeding with the
sale

9.14 ! O2L® 2F GKS LI AOIFGA2Y F2NN¥ Aad I OF At of ¢
Applications should be made in respect of specific properties for sale: the Council will not keep
a waiting list of applicants, and all information from the applicant must béougate at the
time of the potential purchase.

9.15 On the first occupancy from the developer to the buyer there will not be a charge for
completing the assessment for the DMS application. On subsequent sales of thaeaunit t
Council will make a charge for assessment of these applicatahe seller

Rentto-Buy

9.16 Government guidance stipulates that RaatBuy tenants must be working households and
intending to buy their own home in the future at time of lettinkp be eligible for Rent to Buy
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9.17

tenants must be first time buyers having not previously owned their own home. An exception
to this is where an applicant is looking to return to home ownership following a relationship
breakdown.

Government guidance notes that RewtBuy homes are not subject to local authority
nominations although landlords may choose to work with the local authority to identify
potential tenants.The applicants must be working households who intend to live in the
properties concerned as their main or only home and therefore must be working within
reachable distance of the property. It is therefore anticipated that most applicants will meet
the locd connection criteria used for other types of affordable housing.

Implications for applicants/developers

9.18

Whichever tenure is adopted, it will be necessary to ensure that the allocation policy is
specified within the Affordable Housing Statement and secur#ttfough either Legal
Agreementor planning condition

Retention as Affordable in Perpetuity

9.19

9.20

9.21

9.22

9.23

9.24

The Council will require that affordable housing is retained as affordable in perpetuity, or
where staircasing up to full ownership takes place that the subsidy previously applied is
recycled for further use for the provision of affordable housing.

Provisions, within either the legal agreement or by AfrdableHousingSatement secured
by legal agreement or planning condition, will be required to state explicitly how this will be
achieved.

In the case of affordable rented housing, where a home is purchased undettaiblly
legislation or partially purchased under rigi-shared ownership legislatioithe home will
previously have been wholly (or partially) ownedthg Registered Provider. The requirement
for the Registered Provider to reinvest the proceeds for the further provision of affordable
housing may be subject to legislative provision.

There will be a requirement that any affordable rented housing that becomes available for re
letting, shall be rdet and not sold on the open market. Reletting shall be in accordance with

(KS /2dyOArtQs Ftt20FGA2y LREAOE (2 (K28 Ay

In the case of discounted market sales hougifgst Homesthere will be the requirement

for any future sale of the property to remain at a discounted price in perpettitis will be
secured through a restriction to be contained in the legal document disposing of the dwelling
to the purchaser. The discount for any future resailtbe set at the same percentage of open
market value ashe discount level applied tthe original sale price. Open market value will
be determined byassessment biwo valuaions undertaken by RlG&®credited valuers who

are not connected tathe vendor, with the average takellVhen the property is offered for
sale, there will be a requiremerfor the property to be offered in accordance with the

| 2dzy OAf Qa [|.Ownarwilibg 2qgliretld®d Eoimdede and submit to the Council a
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In the case of shared ownership homt® occupier may purchasalditional proportions of

the equity from that acquired in the firstinstange (G2 dGadl ANOIF &aS¢ G2
ownership, including up to 100%Vhere additional shares are purchased, this payment is
made to the owner of the previously rented share, which will be a Registered Proartkis
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a repayment of the subsidy originally provided as gr&ecycling of this funding to provide
for further affordable housingn Fyldewill be requiredwith detail provided irthe Affordable
Housing Statemerdecured bya s106 agreemertr planning condition

Service Charges

9.25 The scope of any service charges to be imposed on occupiers must be expressly set out within
the Affordable Housing Statement. Matters might include maintenance of the building,
provision and maintenance of landscaping/gardens and other communal areasjtygec
matters etc. The proposed level of chargdwuld be declared in the Affordable Housing
Statement and should not increase each year by more than the annual Consumer Price Index
(CPI) published by the Government.
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10. Viability Assessment

10.1

10.2

10.3

10.4

10.5

10.6

10.7

The Framework stresséise importance of ensuring housing delivery, in order that councils
fulfil the national priority to boost significantly the supply of housing. Councils are required to
identify sufficient land through their local plans to meet their local housing neecl iptans

must be viability tested to ensure that they are deliverable. The Framework strongly stresses
that assessment of viability should be undertaken at the ptaking stage.

The2018Local Planwas viability tested in accordance with these requiremeritse Fylde

Local Plan to 2032 (incorporating Partial Review) was subject to an Economic Viability
Assessment Review which updated @msessment to take account of the amended policies,
and of updated land values, build costs and sales pridestesting identified that the plan as

a whole was viable, and the sites allocated were developable in accordance with the policies
contained in the Local Plan.

PPG states that there is a presumption that development on development plan allocations will
be viable, as the principle will have been tested through the Local Plan examination, as was
the case in Fylddt follows that a challenge tthe requirements of the policies of the Local
Planon the grounds of viabilitwill only be justified exceptionally.

PPG states that plans should set out the contributions expected from development; that policy
requirements should be clear so that they can be accurately accounted for in the price paid
for land; to provide this certainty affordable housing requirements should be set out as a
single figure rather than as a range. The Local Plan requirement figure of 30% accords with
this guidance.

Where a developer proposes a lower number of affordable homes than the 30% requirement,
Local Plan policy H4 requires

d NP 6 dza U -bRdedjusifiCation fo bedprovided by the applicant, demonstrating
that the development would be unviable with a higher level of affordable housing than
LINP L2 A SR®E

Since development in accordance with the Local Plan will be taken as viable, PPG states that
the developer will be required to demonstrate that the particular circumstances justify the
need for a viability assessment at the application stades could include where innovative
types of development are proposedhere unallocated sitesare brought forward that are

very different fromthe types of sitesallocatedin the Local Plagnvhere additional site costs

have become apparent owhere the macreeconomic environment has significantly
worsened.

Where the circumstances do not justifreassessmentf viability, any viability assessment
submitted in support of a planning application can be given limited weigimcest.

Contents of the ViabilityAssessment

10.8
10.9

The PPG prescribes thgouts to any viabilityassessment

The PPG indicates that any Viability Assessment should include an Executive Summary which
asSia 2dzi GKS KSIRfAYS RIGFE Ay GKS F2N¥Yrd 27
standards. The template will be produced by Governmébnt,is not currently availablein
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anticipation of the publication of this templatéhe Council has decided that it should not
create its own template for viabilityassessment which could become very quickly
inconsistent with that provided by Government.

10.10 Any Viability Assessment submitted with a planning application should be based on and refer
back to the viability assessment that informed thecal Ran; the applicant should provide
evidence of what has changed since then.

10.11 The Viability Assessment that informed thglde Local Plan to 2032 (incorporating Partial
Review)was produced by Keppie Massieidtinthree parts. The principal assessment was
conducted in support of the Revised Preferred Option Local @&h5) with an update
provided in support of the Publication Version Local RR016), and a further update in
support of the Partial Review (20201l threeR2 OdzYSy G & N8B | @ Aflo6fS
website.
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methodology, in accordance with the Royal Institution of Chartered Surveyors guidance note
Financial Viability in Planning. Further details are provided in Section 3 of the main Viability
Assessmeiitdocument. The Viability Assessment and update are based on an assessment of
a range of site typologies reflecting on the mix of sites within the Loca) Rittna range of
densities, housing types, locations and on greenfield/brownfield .[aBde specific
assessments were made for three sites.

10.13 Any Viability Assessment submitted with a planning application will therefore need to clearly
relate the site concerned to the appropriate typologies within the viability assessment and
provide justification for the reasons why changes have resulted imtiginal assessment or
assumptions no longdreing considere@ppropriate.

Reassessment of Schemes

10.14 Frequently, developers request revisions to schemes after initial approval, to alter the type or
reduce the amount of affordable housing provided within the scheme.

10.15 The PPG stresses that, since the allocation of any site has been subject to Examination, where
up-to-date policies have set out the contributions expected from developmplanning
applications that comply with them should be assumed to be vidtierefore, the need for
viability assessment should be exceptional.

10.16 There are some circumstances where a reassessment after an initial permission might be
appropriate. These include, as referred to in PPG, where a recession or significant economic
changes have occurred since the plan was brought into force. Other circurestould be
where the applicant has evidence of significant unforeseen cttesnitial affordable housing
tenure proves to be unviable diifficult to deliver.

5

https://wwwé6.fylde.gov.uk/assets/legacy/getasset?id=fAASADCANQAOAHWAFABUAHIAdQBIAHWATAAWAHWAQ
and https://online.fylde.gov.uk/council/planningpolicy--locatplan-/local-development

framework/comprehensivelistofevidence(items ED016-&)
6

https://online.fylde.gov.uk/assets/legacy/getasset?id=fAASADcANgA5AHWAfABUAHIAdOQBIAHWAFAAWAHWAO
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10.17 Where an assessment of viability is proposed by a developer, when one was not provided
previously with the applicatiorthe same requirements will apply to a developer in producing
an assessment of viability as would be required when submitted initially with an application.

Council Verification of Submitted Viability Assessments

10.18 Where the Council receives Mdiability Assessment in support of a lower proportion of
affordable housing than 30%, the Council will normally seek to verify its contents. Local Plan
Policy H4 states:

G¢KS /2dzyOAf Yl & aSS1 (2 AYyRSLISYyRSydGfe
associated with the verification met by the applicant, before approving a scheme with
lower levels of affordable housing than that specified 2 @S ® ¢

10.19 The Council will normally use its retained consultants to undertake such verification. The
Council will require that the applicant provides an undertaking to pay for the verification
before it is carried out, and that payment is madeadvance of any decision on the planning
application being issued.
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11. Legal agreements and undertakings

111

11.2

11.3

11.4

11.5

11.6

11.7

11.8

Section 106 of the Town and Country Planning Act 1990 provides a mechanism for the
provision of affordable housing in connection with the grant of planning permission, through
alegal agreement.

It is necessary to ensure, where affordable housing is proposed as part of a development, that
the Local Planning Authority retains safeguards to ensure that it is actually delivered, once
planning permission is grante@lhere will be occasions when the Council wipposeplanning
conditions to secure affordable housing delivery: usually this will be only in the most
straightforward of cases.

Where the Council considers that theaiof planning conditionwill be ineffective, open to
circumvention or cannot provide for all of thebligaions necessaryhe Counciwill require
the landowner toenter into a Section 106 legal agreementsabmita Unilateral Undertaking
committing to obligations under Section 10® ensure a commitment to deliver affordable
housing linked to the grant of planning permission.

Where it is necessary to secure provision of affordable housing through legal agreement, it

will be necessary for the Council to produce the agreement. The landowner will be liable for

GKS FTSSa G2 LI e GKS 0O2aida Ay OedienNdbriotpamingd KS / 2
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agreement once formally instructed by tie2 dzy OA £ Q& t fandyiilf reglite the SOG A 2 y
agreement of the landowneor applicantto pay the &es incurredusually by way of a costs
undertaking from the firm of solicitors acting on behalf of the landowner or applicant

The Councibrovides templatesfor legal agreements used to secure affordable housing
provision.t KS (G SYLX FGSa I NB dzLJRIFIGSR FNBY (GAYS (2
website: https://new.fylde.gov.uk/resident/planning/sectioi 06-agreements/The form of

the main agreement is standardised and unlikely to require significant alteration; the
schedules within the agreement will vary dependant on the nature of the obligations on the
developer.

Where an applicant wishes to submit a draft agreement, it must only be produced using the
template, it must be submitted in Word format and all changes to the template made by the
FLILX AOFyd Ydzald 0SS akKz2gy dzAAy3d 22NRQa GNF O]l SR

When a draft agreement has been submitted with a planning application, the Council will hold

AG dzyGAf GKS /2dzyOAf Qa 831t RAEHAMNEWEyNT | NB
it. This instruction will only be acceptsdbject to confirmatiorthat the costs incurred by the

/ 2dzy OAf Q& f S3AFf R Sriedpeciiver Sfythie outcanief of theSplarnihgh R
application

The legal agreement will, in most cases, need to make reference to the Affordable Housing
Statement, and by virtue of this will link the obligations of the developer todéelared
intentions set out within the Affordable Housing Statement.
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12. Decisiontaking, implementation and monitoring

12.1

12.2

12.3

12.4

12.5

12.6

Supplementary Planning Documents may be given weight in degisiding. Although not

part of the Development Plan, they provide detailed guidance on the application of policy that
is contained with the Local Plan. Therefore, accordance with the SPD drelppplicant
demonstrate compliance with development plan policy. Failure to accord with the SPD may
demonstrate failure to comply with the development plan policy, and this may justify the
refusal of a planning application.

Therefore, the Council will use the SPDs as guidance for determining planning applications, in
support of Local Plan policies. It will similarly be used for helping determine whether
enforcement action is justified, where development has taken place thamauthorised.

In addition, the Counciill take account of the guidance within the SPD wheinging
forward housingprojects it will be undertaking, dhat are undertaken on its behalf.

The Council intends to include the requirement for an Affordable Housing Statement to be on
its Local List of information requirements for the validation of a planning application. Where
the applicant fails to provide th or where what is provided does not constitute swueh
document for the purposes of determining the application, the Council intends that an
application will be invalid and will not be processed or determined until this is remedied.

Where the Council considers that a development proposal is in contravention of an aspect of
this SPD, the Council will inform the applicant and sasiendments to the application,
including the affordable housing statement will be necessaryfor applicants toengageat

the pre-application stage in order that the planning applicatimeluding the affordable
housing statementl K & A& &dzoYAOGGSR gAtf KIFI@S 0SSy
necessary alterations made.

The outcomes of this SPD will be monitored through:

9 The number of affordable homes delivered;

1 Theproportion of sites where 30% affordable housing is achieved;

1 Adherence by applicants to the requirements for the content of Affordable Housing
Statements;

1 Appraisal of the design quality of the affordable housing within completed
developments.
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13. Glossary

13.1 Certain definitions in this Glossary are based on existing National Policy at the time of the
production of the document (shown by reference to that document where applicable).
However, the definitions should be considered revised in the event that themaltpolicy as
shown is revised, superseded or deleted.

Affordable Housing (Definition from the Frameworkdecember 2028: housing for sale or
rent, for those whose needs are not met by the market (including
housing that provides a subsidised route to home ownership and/o
for essential local workers); and which complies with one or more ¢
the following definitions(see separate entries for Affordable housing
for Rent, Starter Homes, Discounted Market Sales Housing, Other
Affordable Routes to Home Ownershkirst Homeys

Affordable Housing for | (Definition from the FrameworkDecember 2028: meets all of the
Rent following conditions: (a) the rent is set in accordance with
D2@SNYYSyiQa NByd LRfAOe TFisaNdadt
20% below local market rents (including service charges w
applicable); (b) the landlord is a registered provider, except where
included as part of a Build to Rent scheme (in which case the lan
need not be a registered providernd (c) it includes provisions f{
remain at an affordable price for future eligible households, or for
subsidy to be recycled for alternative affordable housing provision,
Build to Rent schemes affordable housing for rent is expected to bg
normal form of affordable housing provision (and, in this context
known as Affordable Private Rent).

Affordable Private Rent| Onsite affordable housing for rent provided as part of a baildent
scheme.

Affordable Rent A class of AffordabléHousing for Rent (see separate entry), g
complying with all of the restrictions under that definitioAffordable
rented housing is let by local authorities or private registered provig
of social housing to households who are eligible for social re
housing. Affordable Rent is subject to rent controls that require a
of no more than 80 per cent @he local market rent (including servig
charges, where applicable).

Build to Rent (Definition from the Framework December 2028: Purpose built
housing that is typically 100% rented out. It can form part of a w
multi-tenure development comprising either flats or houses, but shg
be on the same site and/or contiguous with the main developm:
Schemes will usually offer longamiancy agreements of three years
more, and will typically be professionally managed stock in si
ownership and management control.

Designated Protected | Areas designated in Schedule 5, Part 6 of The Housing (Rig
Areas Enfranchise) (Designated Protected Areas) (England) Order 2004
effect of the designation is to impose a restriction that shared owner
housing must be offered by Registered Provideithva lease that
contains provisions that either:

a) restrict staircasing to no more than 80%; or

b) in instances where the leaseholder is permitted to acquire more |
80% (i.e. up to full ownership), then there is an obligation on
landlord (or a designated alternative landlord) specified in the lease
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commits them to repurchase the property when the leaseholder wig
to sell

Discount Market Sales
Housing

(Definition from the FrameworkDecember 2028: is that sold at 4
discount of at least 20% below local market value. Eligibilit
determined with regard to local incomes and local house pri
Provisions should be in place to ensure housing remains at a dis
for future eligible households.

First Homes

(Definition from PPEFirst Homes are a specific kind of discoun
market sale housing and should be considered to meet the definitig
W FF2NRIOES K2dzZAaAy3IQ F2NJ LX I yy
discounted market sale units which:

a) must be discounted by a minimum of 30% against the market va|
b) are sold to a person or persons meeting the First Homes eligi
criteria;

c) on their first sale, will have a restriction registered on the title at
Land Registry to ensure this discount (as a percentage of current m
value) and certain other restrictions are passed on at each subseq
title transfer; and,

d) after the discount has been applied, the first sale must be at a |
no higher than £250,000.

Market housing

Housing soldor rented on the open market, withoutany planning
restriction applied by the Council.

Other affordable routes
to home ownership:

(Definition from the FrameworlDecember 2028: housing provided fol
sale that provides a route to ownership for those who could not ach
home ownership through the market. It includes shared owners
relevant equity loans, other low cost homes for sale (at a p
equivalent to at least 20% belolwcal market value) and rent to by
(which includes a period of intermediate rent). Where public gn
funding is provided, there should be provisions for the homes to ren
at an affordable price for future eligible households, or for any receg
to berecycled for alternative affordable housing provision, or refung
to Government or the relevant authority specified in the fund
agreement.

Planning Obligation

A legal agreement entered into under section 106 of the Town
Country Planning Act 1990 to mitigate the impacts of a developn
proposal.

Registered Provider

A body that is registered by Homes England as a provider of §
housing (including affordable rent and social rent) under the Hou
and Regeneration Act 2008.

Rentto-Buy

A class of Affordable Housing which allows working households to
a home at Intermediate Rent providing them the opportunity to save
a deposit over time to purchase their first home.

Section 106 Agreement

Section 106 (S106) of the Town and Country Planning Act, 1990 al
Local Planning Authority to enter into a legdiipding agreementlso
called aplanning obligation with a landowner in association with {
granting of planning permission. S106 agreements or plan
obligations are a way of addressing matters that are necessary to |
a development acceptable in planning terms.

Shared Ownership

A class of affordable housing whereby a share of a home is bought
the remainder rented through a Registered Provider.
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Social Rent

A class of Affordable Housing for Rent (see separate entry),
complying with all of the restrictions under that definitiddocial rented
housing is owned by local authorities and private registered provi
(asdefined in section 80 of the Housing and Regeneration Act 2008
which guideline target rents are determined through the national r
regime. It may also be owned by other persons and provided u
equivalent rental arrangements to the above, as a&gkevith the local
authority or with the Homes and Communities Agency.

Staircasing

The purchase of additional shares in the property by the ter
occupying a home under a shared ownership scheme, so that a h
proportion of the property is owned by the tenant.

Starter Homes

(Definition from the FrameworkDlecember 2025: is as specified if
Sections 2 and 3 of the Housing and Planning Act 2016 ang
secondary legislation made under these sections. The definition
starter home should reflect the meaning set out in statute and any
secondary legislation at the timef planpreparation or decision
making. Where secondary legislation has the effect of limitin
K2dzaSK2f RQa SftAIAoAtAGE (2 LI
particular maximum level of household incemthose restrictions
should be used.

Supplementary
Planning Document

Documents which add further detail to the policies in the developm
plan. They can be used to provide further guidance for developmer
specific sites, or on particular issues, such as design. Supplemg¢
planning documents are capable of being a en& consideration in
planning decisions but are not part of the development plan.

Sustainability Appraisal

Appraisal of plans, strategies and proposals to test them against the
ONRIR 202S00A@Sa aSa 2dzi Ay GH
a0NF 0S38 W . SGGSN) vdzZ ftAGe g
5SSt 2LIYSyd F2NJ GKS ! YO LJzof A

Unilateral Undertaking

A unilateral undertaking is a legal document made pursuant to Se
106 of the Town and Country Planning Act 1990. This document pro
that a landownermust make certain payments in the form of planni
contributionsif they implement a planning permission on the land
guestion
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14. References and further sources of information

Fylde Local Plan to 208Rcorporating Partial Review)
https://new.fylde.gov.uk/resident/planning/planningolicylocatplan/adoptedfylde-localplanto-
2032incorporatingpartiakreview/

Fylde Council Housing Needs Survey 2082%://new.fylde.gov.uk/wp
content/uploads/2023/01/Fylde_Final HNS 140922.pdf

National Planning Policy Framewdrttps://www.gov.uk/government/publications/national
planningpolicyframework-2

Planning Practice Guidanbé&ps://www.gov.uk/government/collections/planningractice
guidance

St Annes on the Sea NB#®p://www.fylde.gov.uk/council/planninegpolicy-localplan-
/neighbourhoodplanning/stannesseatown-councitneighbourhoodplan/

MyHomeChoiceFyldeCodstps://www.myhomechoicefyldecoast.co.uk/Data/ASPPages/1/30.aspx

Homes England Capital Funding Guites://www.gov.uk/guidance/capitafundingquide/4-
housingfor-rent

Ratio of house price to workpladrmsed earnings (lower quartile and median), 1997 to 2@fdce

for National Statistics
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetowo
rkplacebasedearningslowergquartileandmedian

House Price Statistics for Small Areas (HP$8?S$A Dataset 48: Lower quartile price paid for
residential properties by LSO@ffice for National Statistics
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/lowerquartilepricepaid
bylowerlayersuperoutputareahpssadataset48

Lower Layer Super Output Area (2011) to Ward (2017) Lookup in England and®¥faesor
National Statistics
http://geoportal.statistics.gov.uk/datasets/500d4283che54e3fa7{358399ba3783e

Housing with Care and Support Strategy 2@085, Lancashire County Council
http://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&cad=rja&uact=8&ved=2ah
UKEwjP6K2
I7kAhVVRBUIHdgPCRUQF]AAegQIBBAC&uUrl=http%3A%2F%2Fcouncil.lancashire.gov.uk%2Fdocumen
ts%2Fs138807%2FAppendix%2520A.pdf&usg=A0vVaw2xzDRBR12CWO0rgyaHNucku
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http://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&cad=rja&uact=8&ved=2ahUKEwjP-6K2-I7kAhVvRBUIHdqPCRUQFjAAegQIBBAC&url=http%3A%2F%2Fcouncil.lancashire.gov.uk%2Fdocuments%2Fs138807%2FAppendix%2520A.pdf&usg=AOvVaw2xzDRBR12CW0rqyaHNucku
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http://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=1&cad=rja&uact=8&ved=2ahUKEwjP-6K2-I7kAhVvRBUIHdqPCRUQFjAAegQIBBAC&url=http%3A%2F%2Fcouncil.lancashire.gov.uk%2Fdocuments%2Fs138807%2FAppendix%2520A.pdf&usg=AOvVaw2xzDRBR12CW0rqyaHNucku

Appendix 1: List ofAffordable HousingRegistered Providersvith Housing

Stock inFylde

Name

Contact

Progress Housingroup

enquiries@progressgroup.org.u3333204555

Great Placeklousing Group

land@qreatplaces.org.ud300 123 1966

Muir GroupHousing Association

info@muir.org.uk0300123 1222

Places for People

https://homestorent.placesforpeople.co.uk/contact
us/ 01772 666000

ForHousing

hello@forviva.co.ul©®300 123 5522

Community Gateway

communications@communitygateway.co. @800
953 0213

JigsawHomes Group Adactus

info@jigsawhomes.org.ud300 11 11 212

YMCAHousing

enquiries@fyldecoastymca.or@gl253 724117

Step ForwardHomes/ Auxesia Homes

info@auxesiahomes.co.kl565 648284

Regenda Homes

Info@regenda.org.uld344 7360066

Manchester and District Housing
Associatiorl Your Housing Group

general@yourhousinggroup.co.uXouggle House,
130 Birchwood Boulevard, Birchwood, Warrington
WA3 7QHI161 419 640@r 01925 593000

Legal & General Affordable Homes

https://landgah.com/contact/ 12 Cock Lane Londo
EC1A 9BU 034817 0660

SageHousing https://www.sagehousing.co.uk/partnewith-us/
0208168 0500
HeyloHousing https://heylohousing.com/partners0203744 0415
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Appendix2:

Affordable Housing Statement Template; Full or Reserved Matters
Application

Statement prepared on behalf of XXXXX XXXXXap¥licant)
By XXXXXXXXX XXXXXXXEen()
Site address:

(Enter site address

here)

Statement datedXXth XXXXXXXX 20XX

This statement is provided in support of the full/reserved mattédslete as necessarypjanning
application for the erection of XXX dwellings. It relates to Condition XX of Outline Planning Permission
application no XX/ XXXXOUT(if applicable) which states:

(provide the text of the planning condition on the outline application if applicable)

Name of Registered Provider appued to take the housing stock:

(insert name of Registered provider)
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Number, mix and distribution of affordable homes

The application proposesXXhet additional homes on the whole site. Of theX&XXwill be affordable.
The number of affordable homes proposed on site has been calculated as follows:

XXXet homes x 30% ¥YYhet affordable homes

(provide further explanation of any other elements of the calculation

Mix of dwellings on site:

The affordable homes are shown individually identified by the plot numbers below on the site layout
plan with the drawing numbeXXXXXXXXXxnd will be:

(fill in table)

5 S @St 74 Houselflat/ | Bedrooms | Floor area | Tenure Number of| Plot

house type| bungalow units numbers
sqm

(name)

The affordable homes are distributed ¥XXgroups of betweenXXand XXaffordable homes. The
RAAGNAROGdzAA2Y KI & 0 S SExplabhkiaeasoning §6r tie NiBi@dtbn (oK thel
affordable dwellings within the site)

Phasing of delivery:

No more thanXXXmarket dwellings shall be delivered prior to the completion of transfel gl
affordable dwellings to the agreed Registered Provider named below.

No more thanWWW market dwellings shall be delivered prior to the completion of transfez ¥
affordable dwellings to the agreed Registered Provider named below.

60



Transfer or sale of the completed affordable homes

All affordable homes shall on completion be transferred to a Registered Provider of affordable
housing, except in the case of Discount Market Sales Hou§iingt Homesunits, which will be dealt
with as detailed below.

Arrangements in the Event of Default

Ly (KAA& Chafyél ARK/IZf & mditBage® Ndchiaee of the Registered Provider (or any
receiver (including an administrative receiver)) appointed by such mortgagee or chargee or other
person appointed under any security documentation to enable such mortgagee or chargee to realise
its security or any administrator (however appointed) including a housing administrator (each a
Receiver)) of the whole or any part of the Affordable Housing Units, or any persons or bodies deriving
title through sud mortgagee or chargee or Receiver

The affordable housing provisions in this Affordable Housing Scheme shall not be binding on a Chargee
(or any receiver (including an administrative receiver) appointed by such Chargee or any other person
appointed under any security documentation to enabléch Chargee to realise its security or any
administrator (howsoever appointed) including a housing administrator (each a Receiver)) of the
whole or any part of the affordable housing units or any persons or bodies deriving title through such
Chargee or &eiverPROVIDED THAT

i) such Chargee or Receiver shall prior to seeking to dispose of the affordable housing units
pursuant to any default under the terms of its mortgage or charge give not less than one
Y2Y(OKAQ LINA2NI gNRGGSY y20A0S G2 Plakisg ahd dzy OA f
| 2dzaAy3 2F AGa AyiSydadAzy (2 RAaALIRAS aadF (G KS |-

i) in the event that the Council responds in writing within two months from receipt of the

/| K NASSQa b20GAO0OS AYRAOFGAY3 GKIFG FNNFYy3ISYSyh:
can be made in such a way as to satisfy the terms of the mortgagfeaoge and to safeguard

them as affordable housing units then the chargee shathperate with such arrangements

and use its reasonable endeavours to secure such transfer;

AAAO AYy (KS S@Syid GKFIG 6AGKAY GKNBS Y2yiKa 2
paragraph i), and despite using reasonable endeavours to do so, the Chargee or Receiver has
been unable to complete the transfer of the affordable housing unitartother Registered

Provider for a consideration not less than the amount due and outstanding under the terms

of the relevant security documentation including all accrued principal monies, interest and

costs and expenses (so for the avoidance of doubt tiseadl be a total period of only three
Y2yiGKa FNBY (GKS / KFNBSSQa b2G4A0S (2 O2YLX SGA?Z
or Receiver providing written evidence to the Council of the negotiations with the Registered
Provider and the reasons whyeé Chargee or Receiver has been unable to complete the

transfer with the Registered Provider, the Chargee or Receiver shall be entitled to dispose of

the affordable housing units free from the restrictions set out in this affordable housing
statement whichprovisions shall thereby cease to apply;

WMAF GKS /2dzyOAf R2Sa y20 aSNBS Ai4a NBaLkryas
i) within two months then the Chargee or Receiver shall be entitled to dispose of the

affordable housing units free of the restrictions set out in this affordablesihgy statement
which provisions shall thereby cease to apply.
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Affordable Rent Units the completed affordable rent homes shall be acquired(ibgert name of
Registered Provider)The transfer value of the affordable rented homes shall be determined by
agreement betweerfinsert name of developeand (insert name of Registered Provider)

The affordable rent homes shall be transferredittsert name of Registered ProvideFhey shalbe

made available by the Registered Provider for affordable rent through MyHomeChoiceFyldeCoast to

St AIAGES FLIWX AOFYyGa Ay | OO2NRIYyOS gAGK GKS [/ 2dzy
regarding occupancy.

At the end of any tenancy in connection with the above, the affordable rent properties shall be relet
in the same way, and this shall continue in perpetuity unless subsequently agreed otherwise by the
Council, or where the obligation is released by rglibuy legislation.

The rent chargeable shall not exceed that specified in government policy in relation to affordable
rented homes.

Shared Ownership Home$hese unitshallbe transferred directly to the end purchaser on a shared
ownership basisusing a lease based on thtomes Englandtandard shared ownership lease. The
retained proportion of ownership will be transferred to the Registered Provider who will own and
manage the property. The proportion owned by the purchaser can be varied according to the means
of the purchaser, but wibe betweenl0% and 75% of the open market value of the property.

Where a purchaser subsequently purchases further shares of the property, the Registered Provider
shall reinvest the proceeds into further affordable housing: firstly in Fylde; secondly in the Fydde sub
region; thirdly elsewhere in North West England.

All transactions, both initial and subsequent shares, shall be reported periodically to the Council in a
form and at intervals to be specified by the Council.

(The section belovis applicableonlywithin parishes covered by Designated Protected Area status)

(Either:)

Thelease shall specify thatldzZNO K a8S 2F | RRAGA 2y | f shallbe/ietiicted 2 F S|j
to 80%;

(Or)

The lease shalinsure that once the leaseholder has acquired 100% share of the house, that when it
becomes available for resale that it is sold back to the landlar@ designated alternative landlord);

(On)

(In the event that the shared ownership units are not being acquired with Homes England grant
funding) The lease shall restrict the purchase of further equity shares above 80% to the following
circumstances:

0] where this is agreed in writing with the Council aagbported bylegitimatereasong(i.e.
that a new eligible purchaser cannot be found after a set period of marketing and
evidence of that marketing provided);

(i) after a minimum period of 10 years; and
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(iii) providing that the 20% staircasing funds received after the 10 year period are

recycled/reinvested in Fyldeincluding an agreed mechanism for that to take place (e.qg.
notices from the Registered Provider as to when that occurs, confirmation of thergade p
FYR F GAYS fAYAG F2NJ 0KS NBESOlIyd Y2yAaASa i:
S106 fund thereatfter).

Ly GKS S@Syid GKFG Ad Aa RSY2yadaNrGSR G2 GKS [/ 2 dzy

shared ownership units cannot be found within a period of 6 months of marketing, the tenure of the

unsold unitsmaybe transferred to affordable rent.

Discounted Market Sales Housing UnitsThe discoursgd marketsales units shall be disposed of in
perpetuity to an end purchaser for a price which does not exd@tlof market value, and to a person
who meets the occupancy criteria.

The Transfer or lease (as appropriate) of every discounted market sales unit shall contain the following
covenants by the Transferee for the benefit of the Council.

MO b20 G2 Ffft2¢ GKS dzyAld G2 06S 200dzZLIASR 20 K
immediate dependents as their primary and sole residence (without prior consent of the Local
Authority).

2) Not to dispose in perpetuity of the discounted sale unit at a price exceeding the Discount
Pricewhich shall not exceed 70% of market value

3) Not to dispose of the discounted sale unit other than to a person in housing need who
meets the occupancy criteria as detailed elsewhere in this statement.

4) Toenter the followingrestriction on the registered title in favour of the Council as soon as
reasonablypracticable following first registration and to produce official copies of the title to
the Council within 14 days of the completion of such registration
Gb2 RAALRAAGAZY 2F GKS NBIAAGSNBR Sadldas
registered estate or by the proprietor of any registered charge, not being a charge
registered before the entry of this restriction, is to be registered without a fieate
signed by Fylde Council of Town Hall, St Annes Road West, Lytham St Annes FY8 1LW
or their conveyancer that the provisions of claus¥(the Discounted Market Sales
provision) of the Transfer datg@ate]referred to in the Charges Register have hee
O2YLX ASR ¢6A0GK 2NJ 0KIG GKSe R2 y2d4 FLLX @& &

5) Not to dispo® of a discounted sale unit without the intended buyer covenanting directly

with the Councib YR LI @Ay 3 GKS /| 2 dzyi@dbseRaiand partortn@he | G SR f
terms of this Scheme and deliveg a completed deed of covenant in such terms to the

Council in a form reasonably acceptable to the Council.
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First Homes Units:

TheFirst Homesunits shall be disposed of in perpetuity to an end purchaser for a price which does
not exceed70%of market value, and to a person who meets the occupancy crit€ha. Transfer or
lease (as appropriate) of evelFirst Homesinit shall contain the following covenant by the Transferee
for the benefit of the Council.

1) To enter the following restriction on the registered title in favour of the Council as soon as
reasonably practicable following first registration and to produce official copies of the title to
the Council within 14 days of the completion of such regtgin:

oNo disposition of the registered estate (other than a charge) by the proprietor of the
registered estate or by the proprietor of any registered charge, not being a charge
registered before the entry of this restriction, is to be registered without a ¢eatié
signed byFylde Councibf Town Hall, St Annes Road West, Lytham St Annes FY8 1LW
or their conveyancer that the provisions of clause XX (the First Homes provision) of
the Transfer dated [Date] referred to in the Charges Register have been comitlied w

or that they do not apply to the dispositian

Rentto-Buy Units:- These units shall be transferred on completion(itasert name of Registered
Provider)the Registered ProvideEach unitshall be made available by the Registered Provider
accordance with the government guidance concerning4terbuy, for affordable rentfor a period of

(insert specified period, normally to be 5 years, other periods through agreement with the Council)
whichshallbgoanSt A3A 6t S | LILX AOFyd Ay | OO0O2NRIYyOS gAGK
in the section regarding occupancy.

At the end ofthe period of(insert period specified abovyelach rentto-buy property shall beoffered

for sale, solely to the tenant that has occupied the property in the first instaiue offer for sale shall

be either outright, or througlshared ownershipising the Homes England standard shared ownership
lease with the Registered Provider retaining the residual share of the egjfitiie tenant does not
exercise the opportunity to purchassther outright or through shared ownershithe units willbe
offered on a shared ownership basis to a nelgible applicanfwhichmaybe on rentto-buy terms

0 K

AT FLILINRBLINREFGS TF2N 0 Ke tghBsof the Srahgghiea,ancl@ihgie tavgi d | y OS

of rental term (notwithstanding the actual tenancy length), arrangements for purchase or shared
ownership, the terms of any shared ownership arrangement to be offered, the rental level and any
management barges shall be clearly indicated to any applicant before the tenancy commences, and
copies of such dumentation provided to the Council.

In the event that a tenancy ends before the five year peribd,property shall be relet for a five year
term to a new eligible applicanunless it is sold to the tenant that has occupied the ,unftich early
sale shall not take place within the first two years of occupancy

The rent chargeable shall not exceed that specified in government policy in relation to affordable
rented homes.

Wherea propertyis sold or a share in the property is sold through a shared ownership arrangement
the Registered Provider shall reinvest the proceeds into further affordable housing: firstly in Fylde;
secondly in the Fylde swuiegion; thirdly elsewhere in North West Engladdl. transactionsshall be
reported periodically to the Council in a form and at intervals to be specified by the Council.
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Occupancy of the Affordable Homes

Affordable rented units:ithe propertiesshallonly be rented to people with a local connectionsat

out in the Consistent Assessment Policy operated by MyHomeChoiceFyldeCoast, thebelseide
lettings schemeThis will mean thahomes will be allocatetb those applicants with a local connection

to the Borough of Fylde, either through residence or work. Applicants must therefore be able to
demonstrate they meet one or more of the following criteria:

9 Local residencyhaslived in the local authority of Fyld®ntinuouslyfor the last three years;

1 Permanent employment in the area of Fylde or offer of permanent employment that is
intended to last for at least 12 months;

1 Close family associatiaphas a parent, adult child, adult brother or sister who is living in the
area of Fylde and has dorentinuouslyfor the last 5 years;

91 Applicants who are serving in the Armed Forces and who are either employed or are resident
in the area of Fylde; and

1 Former armed forces personnel who had a previous residence in the area of Fylde as a result
of a former posting in the area of Fylde within the last 5 years.

(Where the application site is located within or adjacent to the rural settleméntsjdition, as the
application site lieswithin / adjacent to the rural settlement ofinsert name of settlementhe
propertiesshall onlybe rented to people who have demonstrated a local connectiofinteert name

of parish)parishin line with the criteria abovdmmediately prior to and during the period of offer for
let, the availability of the properties shall be publicised locallyibgert name of developejjintly
with (insert name of registered providetie parish counciinsert name of paristgnd Fylde Coungil

by means of advertising within the parjsbn parish noticeboards, in parish newsletters and the
holding of an open dayVhere an occupant does not come forward with a local connectidmtert
name of parishwithin a perioda period of 3 weeks commencing with the day of first offering a
dwelling for let or within the first 3 letting cycles (whichever is the earlighjough
MyHomeChoiceFyldeCoast, the eligibility criteria may be widened to a Fylde Borough connection. The
affordable rented homes on this site cannot be let to househtids do not demonstrate any of the
connections to Fylde specified above

In addition,the properties shall only be rented to people with no more than £30,000 in savings and
with a household income of no more than £60,000 per annlilrese amounts shall be updated in
accordance withthe MyHomeChoiceFyldeCoast Consistent Assessment ,Policgny successor
policy.

When a tenancy ends and a property vacated, the property shall be relet only to people who fulfil the
same criteria above.
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Shared Ownership Homes

The develope(enter developer nameyill market and sell shared ownership honiadine with the
ONRGSNRI Ay 1 2YSa 9y3aflyRQa NBIdzZ F§2NE TN YSg?2
ownership lease. The properties must be occupied as the main or only home by the purchaser.

Initial and future sales of shared ownership homes will be marketed and sold to customers whose
eligibility is determined with regard to locadlcomes and local house prices, in accordance with the

Shared Ownership and Affordable Homes Programme in force at the time of the application. The

Council would expect that applicants will normally meet the local connection criteria as detailed
above.

Discounted Market Sales Homédg-irst Homes(delete as appropriatethe discounted market sales
dwellings/ First Homegdelete as appropriatgplot numberginsert plot numberg shall be marketed
by (insert name of applicant)

(Inall case¥ Purchasers shall be required toeetthe following criteria
1 They ardirst-time buyers;
1 They must have a household income not exceeding £80,000;

9 TheDiscounted Market Sales Horfar) First Homgdelete as applicablayill be the buye@
only home;

1 Thepurchaser will need to use a mortgage or home purchase plan for at least 50% of the
purchase price of the home.

(Either):

(In the case ofliscounted market sales housjngurchasers shall be required to meet the following
criteria:

(Or}

(In the case of First HomeRurchasers shall also be required to mewet followinglocal criteria If no
purchaser has agreed to buy within tfiest three months of marketinghese criteria shall cease to

apply.
(In all cases):

1 Shall have reasonably demonstrated to the Council that having regard to house prices within
the Local Area, they atmable to afford Open Market Housing based on their earned income
and any available capital and on the earned income and available capital of any person living
with them which it would be reasonable to take into account and assuming a mortgage of not
more than three (3) times their earned income plus the earned income of any other person
aforesaid or such other less restrictive criteria as may be reasonably agreed by the Council
from time to time;

w They must not have equity or savings in exce$s36{00Q and

w Be able to demonstrate they meet one or more of the following criteria:
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0 Local residency they have lived in local authority of Fyldentinuouslyfor the last
three years;

o Permanent employment in the area of Fylde or offer of permanent employment that
is intended to last for at least 12 months;

o Close family associatiarhas a parent, adult child, adult brother or sister who is living
in the area of Fylde and has dooentinuouslyfor the last 5 years;

o0 Applicants who are serving in the Armed Forces and who are either employed or are
resident in the area of Fylde; and

o Former armed forces personnel who had a previous residence in the area of Fylde as
a result of a former posting in the area of Fylde within the last 5 years.

o For First Homes, Members of the Armed Forces, divorced/separated spouses/civil
partners or members of the Armed Forces, the spouses/civil partners of deceased
members of the Armed Forces (if their death was wholly or partly caused by their
service) or vetens within 5 years of leaving the Armed Forces will be exempt from
any local connection criteria

w Must be approved in writing by the Council such approval not to be unreasonably withheld or
delayed and will in any event be provided within 3 working days of application by the
developer.

w Shall enter into a covenant directly with the Council to observe and perform the terms of this
Scheme, particularly those contained above.

On the resale of the property, the same criteria shall apply to the subsequent purchaser.

Rentto-Buy Homes
Applicants for Rento-Buyunits must satisfy the following criteria:

w Shall have reasonably demonstrated to the Council that having regard to house prices within
the Local Area, they are unable to afford Open Market Housing based on their earned income
and any available capital and on the earned income and available cafpéay person living
with them which it would be reasonable to take into account and assuming a mortgage of not
more than three (3) times their earned income plus the earned income of any other person
aforesaid or such other less restrictive criteria asyrba reasonably agreed by the Council
from time to time; and

w Must be approved in writing by the Council such approval not to be unreasonably withheld or
delayed and will in any event be provided within 3 working days of application by the
developer.

In the event that the property is relet under the terms of the schetthe same criteria shall apply to
any further applicant

In the event thata unit has been marketed for a period of three months without a suitable applicant
coming forward, the Registered Provider may apply to the Council for a waiver to the local
connection requirement.
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Management and charges

The following aspects of the management of the site will be undertaken birélugstered Provider
XXXXXXXXXXXKYYYYYYYYYMédNagement Companfdelete as applicable, insert name of RP or
company in perpetuity unless agreed in writing by the Council:

(List areas or responsibilities covered).
e.g.

1 Maintenance and upkeep of the landscaped areas denotedirisert colour or means of
denotation)shading on the landscaping plan / site layout (l@elete as applicable, insert plan
reference)in accordance with theapproved landscaping management plan réinsert
reference of documeht

Charges will be imposed per dwelling, payable by the occupiers toRungistered Provider
XXXXXXXXXAXKYYYYYYYYYMeagement Companfdelete as applicable, insert name of RP or
company, at a rate of £2ZZ annually per dwelling, which may be increased annually by no more than
the Consumer Price Index published by Government.

No further charges will be payable other than as stated within this document.
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Appendix3: Discount Applicable for Discount Market Sales Housing

Therefollowsdataand justification drawrirom the Housing Needs Surveghich is used to determine
the appropriate level of discount for discount market sales housing in different parts of the Borough
of Fylde.

Discounted market sales housing is intended to fulfil the need for affordable housing for those who
wish to buy but cannot in thepenmarket. Those households wimit can successfully provide for
are able to afford to rent.

The Housing Needs Survey states that a single discount rate of 30% for the Borough is reasonable
given that a single discount figure is likely to be needed for-piaking purposedor First Homes, a
single, Boroughwide figure is required however, as many of thsites in Fylde have planning
permission and are therefore covered by the transitional arrangement for first homes, consideration
follows of whether some variation is warranted in certain circumstances.

Discount Levels for Different Areas of the Borough

The Housing Needs Survey identifies a considerable variation in housing costs between areas of the
Borough, both in terms of the market rents and purchase costs for market housing. The discount rate
therefore should reflect thisThe Council has rian assessmeribllowingthe approach of the Housing
Needs Survey (what can be afforded by the household on the lower quartile market rent) on an area
by-area basisThe results are shown in the table below. Although the open market valubs oew
discount maket saleshomesvary very significantlythere islittle variation in the appropriate level of
discount. This is because the households in need of discounted market sales housing in (for instance)
Wesham will have a lower income and be paying a lower rental than households in need in higher cost
locatiors, who will be paying higher rentals. The net result is that broadly similar levels of discount are
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of 30% would be appropriate.
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Calculation of appropriate discounts for discounted market sales housing, settlements across the Borough of Fylde

Based on a maximum of 30% of income spent on housing, assuming 10% deposit and 4x murtiiplge September 2021 prices as in Housing Needs Survey

Settlement Lower Lower Income pcm| Price of home| Mid point to | Lower quartile| Typical discoun{ Typical discoun{ Appropriate
quartile price| quartile to afford | affordable lower quartile| price with 10%| needed - lower | needed - upper | range
(existing rent, pcm | lower price newbuild end of income| end of income
dwellings) guartile rent premium added | range range
St. Annes £142,000 £405 £1,350.0 £72,000.0 £107,000.0 £156,200.0 54% 31% 30-50%
Lytham £211,000 £610 £2,033.3 £108,444.4 £159,722.2 £232,100.0 53% 31% 30-50%
Fylde Blackpool Peripher| £148,000 £485 £1,616.7 £86,222.2 £117,111.1 £162,800.0 47% 28% 30-40%
Kirkham £132,000 £460 £1,533.3 £81,777.8 £106,888.9 £145,200.0 44% 26% 25-40%
Wesham £118,000 £435 £1,450.0 £77,333.3 £97,666.7 £129,800.0 40% 25% 25-40%
Warton £144,000 £545 £1,816.7 £96,888.9 £120,444.4 £158,400.0 39% 24% 25-40%
Freckleton £142,000 £550 £1,833.3 £97,777.8 £119,888.9 £156,200.0 37% 23% 25-35%
Rural North £177,000 £600 £2,000.0 £106,666.7 £141,833.3 £194,700.0 45% 27% 2545%
Rural West £284,000 £910 £3,033.3 £161,777.8 £222,888.9 £312,400.0 48% 29% 30-45%
Rural East £172,000 £595 £1,983.3 £105,777.8 £138,888.9 £189,200.0 44% 27% 30-45%
Borough £155,000 £475 £1,583.3 £84,444 4 £119,722.2 £170,500.0 50% 30% 30-50%
Borough tbed £70,000 £397 £1,323.3 £70,577.8 £70,288.9 £77,000.0 8% 9% Not appropriate
Borough 2bed £115,000 £520 £1,733.3 £92,444 4 £103,722.2 £126,500.0 27% 18% 20-30%
Borough 3bed £170,000 £650 £2,166.7 £115,555.6 £142,777.8 £187,000.0 38% 24% Not appropriate
Borough 4bed £275,000 £800 £2,666.7 £142,222.2 £208,611.1 £302,500.0 53% 31% Not appropriate

70




Appendix 4: Calculation of Contributions Required for Offite Affordable
Housing

The calculation of the contributions dueshere provision of affordable housing efite has been
agreed by the Council, should folldale followingprocess

The number of affordable dwellings equivalent to be providedsad# should be established. This
should use the 43% calculatiomunded up as detailed in Chapter 8

A mix ofsizes ofthis number of affordable homes that would be appropriate to contributing to
fulfilling affordable housingeed in the settlement concerndd line withLocalPan policy should be
establishedreflecting the property types to be built on the s{iee. whether the homes are to be, for
instance, houses, flats or park homeghis should specify the different sizes of affordable hoarge
with 2 bedroons, with 3 bedroonsetc, and the number of eacihese numbers should adg to the
total provided by the 43% calculation.

An open market valuationf an examplef each of these property types should then lredertaken

G GKS RS@St auppbsinip that Bdy lwérg t He built on the application skeich
valuations should be undertaken bywa RICSccredited valuersiot associatedvith the developer,

and the averag®aluetaken for each type. The valuations should assume that the notional properties
would be built concurrently with the remainder of the development on the site and should be
informed by valuations of the actual dwellings proposed to be constructed on theVgiiere the
application is otline, the valuations should be based on simared properties in the immediately
surrounding areaThese valuations should then be multiplied by the number of each type identified
as above.

The open market valuations for each propesize should then bemultiplied by the discount
applicable to make the property affordable, utilising the2 dzy’ OA f Q& distouny applidtiRo o /¥’
discounted market saldsousing Thisdiscountis appropriate for anytype of affordable housing.

The sum othe discouns neededto all of the notional homes at open market value, provides the total
amount of the contribution required in relation to affordable housing on the site.

The following table may be used to complete the calculation or remodelled as appropriate:
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Off-Site Affordable Housing Contribution Calculator

Housing type/size Number of units Open market valuation Discount rate Amount of Discount
Per dwelling Total Per dwelling Total

1-bedroom flat 30%

1-bedroom park home 30%

2-bedroom flat 30%

2-bedroom park home 30%

2-bedroom house 30%

3-bedroom house 30%

4-bedroom house 30%

Other 30%

Total contribution payable
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Worked example (100 unischeme, 30% affordable housing edite, Lytham)

Housing type/size

Number of units

Open market valuation

Discount rate

Amount of Discount

Per dwelling Total Per dwelling Total
1-bedroom flat 6 £170,000 £1,020,000 30% £51,000 £306,000
1-bedroom park home
2-bedroom flat
2-bedroom park home
2-bedroom house 14 £200,000 £2,800,000 30% £60,000 £840,000
3-bedroom house 19 £240,000 £4,560,000 30% £72,000 £1,368,000
4-bedroom house 4 £280,000 £1,120,000 30% £84,000 £336,000
Other
Total contribution payable £2,850,000
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