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Matter 9: District-Wide Policies Concerning Housing 

Issue 9.2: Policy WLP8.2 – Affordable Housing 

Question 9.2(c) – Is more flexibility in the policy necessary for it to be sound? 

1.1 This matter statement has been prepared by Tetlow King Planning Ltd. on behalf of Rentplus, the 

provider of innovative rent to buy affordable housing. This statement addresses the question of 

whether Policy WLP8.2 is sound in its current form in relation to the mix of affordable housing 

tenures and proposes minor modifications to Policy WLP8.2 which are considered useful in light 

of the publication of the revised NPPF. 

1.2 The starting point for sound policy planning must be an up to date assessment of housing needs, 

in accordance with paragraph 11 of the NPPF (2018) which requires LPAs to plan to meet their full, 

objectively assessed needs for market and affordable housing. The NPPF clearly states that where 

affordable housing need is identified, policies should be set to meet this need, and such policies 

need to be sufficiently flexible to take account of changing market conditions over time. The 2017 

SHMA (C1) is based on trends from 2010 – 2015 which could be considered to be rather out of 

date.   

1.3 The NPPF requires LPAs to positively seek opportunities to meet the development needs of their 

area, with policies that are clearly written an unambiguous “so it is evident how a decision maker 

should react to development proposals” (para. 16d, NPPF, 2018). LPAs are also encouraged to 

seek to deliver a wide range of high quality homes, to widen opportunities for home ownership and 

to create mixed and balanced communities.  

1.4 To deliver mixed and balanced communities; policies must take account of the wide variety of 

housing needs in each market area, as well as the constraints on the delivery of affordable housing 

which at this time includes significant funding constraints on housing associations. As grant has 

been cut and rent levels capped, housing associations’ ability to fund delivery is restricting the types 

of affordable housing tenures being delivered.  

1.5 The Local Plan refers in paragraph 8.12 to the SHMA (C1, 2017) and the tenure breakdown of 50% 

affordable rented, 30% shared ownership and 20% “starter homes (discounted homes for sale)”. 

Whilst Policy WLP8.2 does allow for flexibility in tenure in ‘exceptional circumstances’ at present 

this does not allow sufficient flexibility in all other circumstances to incorporate other models of 

affordable housing which are referred to in the revised NPPF (2018). This creates a significant level 

of uncertainty not only for developers in planning for development, but also for the Council in 

assessing how suitable individual proposals are. For the policy to be sound it must enable the 

effective delivery over the whole plan period of a range of tenures, in line with the updated NPPF 

definition, to meet identified needs.  

1.6 The SHMA (C1) identifies a need to deliver 208 (net) affordable homes per annum over the plan 

period 2014-2036, however the Local Plan acknowledges that it is unlikely that these will be 
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delivered, with just 13 affordable units delivered in 2015/16 and 59 in 2016/171. There is a clear 

and pressing need for the Local Plan to provide more tenure flexibility to allow future developments 

to positively plan for this need. Policy WLP8.2 should undoubtably respond in this case to include 

a broader tenure mix, based on the Council’s existing and new evidence of local housing needs, 

taking account of locally specific affordability criteria.  

1.7 As set out in representations to two consultation drafts of Policy WLP8.2 (and the Options 

consultation), national planning policy has been through a period of evolution over the same time 

frame as development of the Local Plan, with the Government seeking to respond to the increasing 

need for affordable housing and aspirations for home ownership. Successive consultations on 

changes to national policy have indicated that a wider definition of affordable housing would be 

introduced, and the revised NPPF was published only two days prior to the Inspector issuing his 

questions on this Plan.  

1.8 Annex 1 of the new NPPF sets out the transitional arrangements for plans already under 

examination. Whilst this plan may continue to be assessed against the policies of the 2012 NPPF, 

it is important for the Council to review any changes it may make now to respond to those changes 

in the revised Framework. As the revised NPPF requires regular review of policies and updates to 

be made to respond to any relevant changes – including those to national policy – changes made 

now will not only facilitate better decision-making and delivery of more affordable housing, but it 

will also reduce the need for future changes to the plan’s policies in review. 

1.9 The most relevant change in the revised NPPF is the new definition of affordable housing set out 

at Annex 2. This includes rent to buy under a new category of ‘other affordable routes to home 

ownership’, as below; this change was not a surprise, having been subject to formal national 

consultation on a number of occasions2. 

“d) Other affordable routes to home ownership: is 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% below local 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.”   

1.10 As a long-term strategic document, we would expect the Council to ensure that Policy WLP8.2 

and its supporting text is worded flexibly to encourage a varied supply of affordable housing to 

                                                           
1 GOV.UK Live Tables 1011C – Waveney District Council   

2 Proposed changes to National Planning Policy (2015); Fixing our Broken Housing Market, Housing White Paper 

(2017); and Draft Revised National Planning Policy Framework (2018). 
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come forward, responding to local needs over the whole of the plan period and not just at this single 

point in time.  

1.11 It is important for the Council to seek to affordably house its residents, facilitating social mobility; 

as noted in the social housing green paper (August 2018)3, around two thirds of “social tenants 

would prefer to be home owners given a free choice”, while “high property prices and rents in the 

private sector” places the housing market under pressure to “replenish the stock” (paragraphs 144-

145). With such a substantial unmet need in Waveney, and a very poor delivery record, change is 

required to improve future supply and to broaden the tenure mix of homes being provided to meet 

the District’s diverse needs. Rent to buy homes will provide significant help in meeting the need for 

208 affordable homes per annum, as evidenced in the SHMA 2017 and described at paragraph 

1.7 of the Final Draft Plan, which also states that “it is unlikely that this level of affordable housing 

could be viably delivered.” 

1.12 The significant drop in affordable housing grant and rent cap has forced housing associations to 

diversify their development programmes, becoming more commercial in how affordable housing is 

funded. Rentplus as an innovative tenure does not require public subsidy, or capital investment 

from housing associations, but instead provides local RPs with a diversified management portfolio 

of affordable housing. This offers a greater variety of affordable housing, offering existing affordable 

housing tenants and those on the Council’s housing register with new opportunities to access 

housing that meets their needs.  

1.13 Developments already completed by Rentplus have provided existing affordable housing tenants 

with the choice of a new home, enabling other households in need to move into existing affordable 

housing stock. One Rentplus scheme was 30% filled by households moving from other affordable 

homes, with a scheme total of 60% of households being drawn from the housing waiting list. On 

another scheme 50% of the new occupiers came from existing affordable housing in the district, 

releasing those homes for households in greater need.  

1.14 As already noted, the NPPF requires policies to be aspirational but realistic, including only those 

policies which provide decision makers with clear direction. By failing to include a flexible approach 

to tenure requirements across the district, Policy WLP8.2 offers no such comfort to officers. This 

is not a positively prepared policy, failing to strategically plan to meet the affordable housing needs 

of the District over the long term. The policy is ineffective in enabling development to come forward 

to meet specific local housing needs, placing too rigid an expectation of a 50:50 split in affordable 

rented and intermediate tenures. Such a rigid application of policy in our experience results in 

delays to the delivery of affordable housing by reducing the opportunity for developers, and RPs, 

to plan to meet a range of needs - this also reduces supply, placing even greater numbers of 

households in untenable positions of need.  

                                                           
3 A new deal for social housing (MHCLG, August 2018) 
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1.15 Given the amendments to the definition of affordable housing within Annexe 2 of the Revised NPPF 

changes to the wording of Policy WLP8.2 are likely to remain consistent with national policy and 

effective over a considerable length of time. We note that the Council has over-allocated sites for 

housing in the Local Plan and that Policy WLP8.2 allows for affordable housing in the countryside 

- this does not go far enough. There is a fundamental issue with regard to tenure flexibility to allow 

for housing to meet as wide a range of needs as possible.  

1.16 As an example of proactive local planning authorities incorporating the new tenures into local 

planning policy, the Plymouth and South West Devon Joint Local Plan (Submission version, July 

2017) proposes the following wording in its affordable housing Policy DEV9: 

“Affordable housing could include social and affordable rent, shared ownership, and innovative 

housing models that meet the local demand/need, such as rent-to-buy, starter homes and shared 

equity as appropriate.” 

1.17 Policy WLP8.2 should similarly be amended to reflect the new definition of affordable housing 

contained in the revised NPPF; below we have set out minor modifications. We recommend that 

an early review of the Plan be required to provide more useful guidance to developers on the types 

and tenures of affordable housing that will be supported in Waveney District, ensuring the widest 

delivery of affordable housing to meet the greatest level of housing need over the plan period.  

“... Of these affordable dwellings, a starting point for discussion will be that 50% should be for 

affordable housing for rent and 50% should be for intermediate tenures affordable housing for sale, 

including housing that provides a subsidised route to home ownership such as shared ownership, 

and discounted homes for sale and rent to buy. Sheltered and extra-care housing should be 

included as affordable units where needed and where practicable.” 

1.18 The proposed changes to the second paragraph of Policy WLP8.2 will enable the Council to ensure 

that tenure proposals properly take account of local relationships between house prices and 

incomes. This effectively ensures that the Council can negotiate on affordable housing proposals 

for tenures including build to rent.  

1.19 The proposed modifications also take into account the findings of the SHMA which indicates that 

home ownership is out of reach for a significant proportion of the District’s households, many of 

whom are locked out by an inability to save for a deposit, but could access rent to buy. While the 

private rented sector may cater in part for those households, this is not an appropriate response to 

housing need as private rent does not offer security of tenancy, or regulation which often results in 

a poor quality of housing.  

1.20 Diversity of supply and therefore flexibility in policy is critical to meeting affordable housing need; 

with affordability worsening and reliance on the private rented sector increasing, many households 

are being forced to ‘top-up’ their rental payments to access private rent. The proposed modifications 

will enable the Council to more flexibly negotiate on tenure and respond to local needs. By making 



Matter 9: District-Wide Policies Concerning Housing 
Question 9.2(c): Policy WLP8.2 - Affordable Housing  

Rentplus represented by Tetlow King Planning 
Representor No. 254 

Page 5 of 5 
 

these changes the Council will ensure that the Plan remains effective over its lifetime, boosting the 

delivery of affordable housing and meeting local aspirations for home ownership. 

Conclusions 

1.21 The affordable housing element of this policy is not currently effective, failing to plan properly for 

the delivery of specific housing tenures and types to meet identified local needs. National policy 

expects local authorities to plan to meet their full objectively assessed housing needs. The minor 

modifications set out here will help in part to remedy this in encouraging developments to come 

forward with a wider range of affordable housing tenures, but the absence of a numerical target for 

overall affordable housing delivery and even ranges of affordable housing types will ensure that 

this policy is ineffective at least in the short term in facilitating delivery to meet specific needs. 

1.22 Policy WLP8.2 is not considered sound on three grounds; the first that it fails to positively prepare 

to meet local affordable housing needs by failing to set out a flexible approach to affordable housing 

tenures.  

1.23 The second is that it is ineffective; this lack of flexibility will not enable developers to plan properly 

to deliver appropriate affordable housing tenures to meet local needs without pre-application advice 

which is increasingly difficult to access and non-binding. The policy will also restrict decision 

makers’ (at officer and member levels) ability to make efficient and effective decisions in relation to 

individual development proposals which seek to meet local housing needs. This will delay the 

delivery not only of affordable housing, but housing schemes more generally while all parties are 

tied up in negotiating on individual schemes, wasting precious local authority resources while local 

needs remain unmet.  

1.24 Finally, the policy is not consistent with the revised definition of affordable housing set out in the 

NPPF (2018) which seeks to increase delivery of affordable housing and widen opportunities for 

home ownership through a wider range of tenures. While transitional arrangements allow the plan 

to be examined against the 2012 Framework, we recommend that those modifications set out at 

paragraph 1.16 be made now to ensure Policy WLP8.2 can be found sound and provide a more 

effective development management policy now. Early review will still be needed to set out an 

appropriate tenure mix policy.  
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