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Change 
Number 

Paragraph / 

Policy 

Amendment proposed 

New text is underlined and deleted text in strikethrough 

Reason 

1 4 The NPPF was published in July 2018.  To reflect the 

NPPF 

2 5 ……… The Local Plan seeks to address Cornwall’s whole market need 

through the delivery of a minimum of 52,500 new homes by 2030 (Policy 
2a). 

 

Minor typo 

 

3 6 ….. The policy also makes reference to responding to the requirements of a 

changing population by increasing the supply of accessible specialist 
housing and extra care housing (on sites of 200 dwellings or more and 
where demand exists). 

 

Clarity provided 

 

4 11 Affordable housing for rent must meet the NPPF definition and meet all of 

the following conditions: 
The definition of affordable housing for rent is set out in the NPPF2; housing 

which meets all of the following definitions: 
(a) The rent is set in accordance with the Government’s rent policy for 

Social Rent or Affordable Rent: 

(b) The landlord is a registered provider3 and appropriate location 
connection and nomination rights granted to the Council via a 

suitable planning obligation; and  
(c) It includes provisions to remain at an affordable price for future 

eligible households (i.e. it is secured as affordable in perpetuity)’ or 
for the subsidy to be recycled for alternative affordable housing 
provision and (d) through appropriate local connection and 

To reflect the 

NPPF 
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nomination rights are granted to the Council via a suitable planning 
obligation.  

  
2 Annex 2 (a), page 64 
3 Except where it is included as part of a Right to Rent scheme (in which case the landlord 
need not be a registered provider) 

 

5 12 Affordable rented housing is owned and rented by Registered Providers4 
(unless part of a Build to Rent scheme3) who need to be registered with 

Homes England.  
 
4 as defined in section 80 of the Housing and Regeneration Act 2008 
 

To reflect the 
NPPF 

6 13 …… Social rents are explained in Section 80 of the Housing and 
Regeneration Act 2008 (as amended) and are typically lower than 
affordable rents. 

 

To reflect 
legislation 

7 14 Social rent is supported by the Council’s affordable housing service as it 

offers tenants a secure form of housing with lower rents than the 
Affordable Rent product at a genuinely affordable price. Although the rent 

will vary depending upon location and house type, based on current 
evidence typical rents are equivalent to 45-55% of open market rents.  
This is important for ensuring the long-term affordability of housing to local 

people on low wages. The homes are secured as affordable homes in 
perpetuity as required by the NPPF.  

 

To reflect the 

NPPF 

8 15 ….. However, the Council is seeking to encourage new social rented 

housing in certain circumstances on certain sites. 
 

For clarity 
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9 Heading Intermediate housing Affordable Housing for Sale (Intermediate tenure 
housing) 
 

To reflect the 
NPPF 

10 16 Shared Ownership enables households an opportunity to purchase a share 
in a home with a mortgage, whilst paying rent on the remaining unowned 

share. ……. 
 

Typographical 
error 

11 17 Shared Ownership may be provided by either Registered Providers or the 
Local Authority. An initial share (usually between 25% and 75%) is bought 

and then rent is paid to the Registered Provider or Local Authority on the 
remaining unowned share part. Due to the comparatively high house prices 
in Cornwall, the maximum amount of rent that may should be charged over 

a 12 month period on the unowned share is restricted to around 2.5% of 
the open market value of the unowned share.  Shared Ownership homes 

are sold strictly on the basis of one of Homes England’s standard model 
lease6.  
 
6 https://www.gov.uk/guidance/capital-funding-guide/1-help-to-buy-shared-ownership 

 

For clarity 

12 18 To ensure affordability, the Council will ‘sense check’ the total monthly 

costs (mortgage payment and rent) which should always needs to be 
significantly less than renting or purchasing a similar home on the open 
market in order to meet the NPPF definition of affordable. Where the 

Council is not satisfied does not consider that the product proposed home 
will be affordable, for example where the value and/or the required rent is 

too high, the product will not be supported alternative house types or sizes 
or an alternative intermediate product should be provided (in order to meet 
the NPPF definition of affordable). 

 

To reflect the 

NPPF 

https://www.gov.uk/guidance/capital-funding-guide/1-help-to-buy-shared-ownership
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13 20 Shared ownership homes must be provided in perpetuity when provided on 
rural exception sites or where public grant funding is provided.  Where 
required to be retained in perpetuity7, in the event that an owner 

purchases 100% of the property and the home effectively becomes an 
open market home, the ‘developer subsidy’ proportion of any receipt 

should must be recycled into other affordable housing in Cornwall. 
Therefore a proportion of any 100% “staircasing” receipt must should be 
returned to the Council (or retained by agreement by the partner 

Registered Provider) for recycling into another approved affordable housing 
scheme elsewhere in Cornwall. 

 
7 The NPPF sets out that Shared Ownership homes need to be provided in perpetuity when 
provided on rural exception sites or where public grant funding is provided.   

 

To reflect Local 
Plan policy and 
the NPPF 

14 21 On sites within Designated Protected Areas8 however, there is a national 

requirement for grant funded Shared Ownership such homes to remain as 
affordable homes in perpetuity and not be lost to the open market.   Where 
this applies, typically Homes England requires that either the lease restricts 

the maximum share that can be owned at 80%; or it will allows the 
Registered Provider to sell 100% of the home to the current occupiers but 

with an obligation on the Registered Provider to buy the property back on a 
future resale. The property then is to be re-sold as if it was a ‘new’ shared 
ownership home to another local household with an initial share of between 

25% and 75% (i.e. at the bottom of the ‘staircase’ again). 
 
8 https://www.gov.uk/government/publications/designated-protected-areas 

 

To provide 

clarity 

15 22 Shared ownership homes are common in Cornwall and are generally the 
Council’s preferred delivery vehicle product for affordable housing for sale. 

In general Shared Ownership works best with the Council will seek to 

To provide 
clarity. 

 

https://www.gov.uk/government/publications/designated-protected-areas
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ensure that shared ownership homes are provided as 2 and 3-bedroom 
houses, in terms of affordability and demand with a small number of 4 
bedroom houses where there is sufficient evidence of local need, and 

affordability.  One-bedroom homes bungalows may also be provided, 
particularly where this is single storey appropriate, where there is sufficient 

evidence of local need, and affordability.  There can be difficulties 
associated with securing a mortgage demand and mortgage lending on a 
shared ownership home for a leasehold flats.  Therefore the Council will not 

generally encourage Therefore shared ownership flats are generally not 
encouraged, unless justification can be made (with the exception of extra 

care flats). 
 

 
To reflect the 
Local Plan and 

the NPPF 

16 23 …… The fixed discount must remains on future re-sales in perpetuity. 
 

To provide 
clarity 
 

17 26 …… Where the Council does not consider that the discounted price will be 
affordable (based on local purchasing power) alternative house types or 

sizes or an alternative intermediate product should be provided (in order to 
meet the NPPF definition of affordable).consideration should be given to 

changing the product will not be supported and the tenure should be 
switched to an alternative product, for example shared ownership 
  

To reflect the 
NPPF 

18 28 ….. Advice from the Council’s Affordable Housing Team can be sought at 
the pre-application stage.  

 

To provide 
clarity 

19 29 The Council will typically only encourage Discounted ownership homes work 

best when provided as 2 and 3 bed houses, as these are the most required 
in demand and affordable house type. 4 bed houses are unlikely to be 

affordable unlikely to be supported in value zones 1 and 2 and in some 
cases value zone 3; as even with large discounts these will often not be 

To reflect Local 

Plan policy 
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affordable. Any discount market sale flats, in particular one bedroom flats, 
are generally not encouraged unlikely to be supported, as they are the 
lease in-demand and least flexible housing type. Full details are provided in 

Appendix 1.  
 

20 30 Where the Council is concerned about the future affordability of homes by 
the stage they are built and valued, it may make provision incorporate 

flexibility in the s106 legal agreement to change to an alternative 
intermediate product, at the Council’s discretion which it is considers 
considered to be more affordable at the time that the homes will be sold, 

i.e. make provision for the intermediate homes in the agreement to be 
provided as either discounted sale or Shared Ownership. 

 

To provide 
clarity 

21 31 ...... However, significant numbers of discounted sale properties on a single 

site are not encouraged unlikely to be supported because there are fewer 
mortgage lenders in the market for such properties, and they a lender will 
typically lend on a proportion of new homes in any one area.  

 

To reflect Local 

Plan policy 

22 33 ….. The occupant may be able to ‘buy-out’ the Council’s Local Authority’s 

share in the property (which would be valued at the point of 
transaction);……. 

 

To provide 

clarity 

23 34 Shared equity homes typically should be delivered with the unowned 

‘share’ transferred to the Council at nil-cost.  
 

To provide 

clarity 

24 35 Additionally, the Council would consider may support the provision of 
shared equity homes by a Community Land Trust (CLT) subject to the CLT 
satisfying certain requirements and obtaining written approval from the 

Council.  
 

To provide 
clarity 
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25 36 Starter homes were introduced, in principle, through the Housing and 
Planning Act 2016 and are recognised in the NPPF10 as a form of affordable 
housing.  

 
10 Annex 2 (b), page 64 

 

To reflect the 
NPPF 

26 37 Cornwall Council will consider may support proposals for Starter Homes on 

Entry Level Exception Sites6 in the following circumstances: where: 
 Starter Homes must are to be be sold at a minimum of 20%below 

the open market value and be affordable based on local purchasing 

power; 
 Starter Homes must are required to meet the minimum space 

standards under Policy 13 (1) of the Cornwall Local Plan12 (this policy 
now applies to Starter Homes as the national definition of Affordable 
Homes has been updated in the NPPF); 

 Homes are subject to the Council’s standard local connection criteria 
and nominations.; and 

 A tapered penalty equivalent to the original level of discount of the 
purchase price will be payable if the property is sold within the first 
year of purchase; reducing by 20% of that discount by value in each 

subsequent year until year 6 when the property can be sold with no 
penalty. 

 
12 this policy now applies to Starter Homes as the national definition of Affordable 

Homes has been updated in the NPPF 
 

To reflect the 

NPPF 

27 38 In general, in the absence of any further details from the Government, the 

Council will not generally support encourage starter homes as part of an 
affordable housing obligation because we are not satisfied that they are 

affordable in Cornwall. Where proposed, the Council will limit a household’s 

To reflect 

Government 
policy 
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eligibility to purchase a starter home to those with a maximum household 
income unless the discount proposed makes the purchase price affordable 
based on local purchasing power.  

 

28 39 As set out in the NPPF Starter Homes will not be supported cannot be 

provided as part of the affordable housing component on Rural Exception 
Sites as because such housing must remain affordable in perpetuity.  

 
 

To reflect the 

NPPF 

29 40 Generally such products are supported in principle by the Council Council’s 
affordable housing service  subject to approval of the details of provision 
including affordability, particularly where such housing is provided over-

and-above the Section 106 obligation associated with a planning 
permission.   

To provide 
clarity 

30 41 As However, on rural exception sites there can be a conflict of issues with 
the requirement for are required by the NPPF to remain affordable in 

perpetuity all affordable homes to be provided as such in perpetuity 
through a suitable planning obligation. On policy 9 rural exception sites, 
rent to buy products can therefore only be supported considered NPPF 

compliant if the homes convert to shared ownership over time, which is 
suitably restricted as such in perpetuity; or the ‘subsidy’ element of a sales 

receipt is returned to the Council to reinvest in other affordable housing 
accommodation, or where there is a guarantee that all sales proceeds are 
used to fund further affordable housing in Cornwall. Similarly, use of grant 

funding public subsidy for rent to buy homes will also not be supported 
unless only be applicable on this basis.  

 

To reflect the 
NPPF 

31 42 On policy 8 sites, rent to buy will only be considered as part of the 30% 

intermediate tenure target. 
 

To provide 

clarity 
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32 43 Where rent to buy products are agreed and supported in accordance with 
the above, these should typically be provided through an approved 
Registered Provider or Community Land Trust. 

 

To provide 
clarity 

33 47 The Local Plan does not support the is clear that the subdivision of sites is 

not acceptable, i.e. to attempt to deliberately circumvent the site size 
threshold for affordable housing obligations. For example by a phased 

development, by the ; or the subdivision of a larger site, or site, or by 
artificially lowering the number of units proposed. To clarify; the 
subdivision provisions of the Local Plan applies equally to Policy 8 or Policy 

9 sites and in both cases the Council will apply due scrutiny. For policy 9 
sites this will include scrutinising whether proposals have been contrived to 

seek to create future infill development. which is not acceptable.  
 

To reflect the 

Local Plan 

34 48 / 49 Policy 8 of the Local Plan requires new housing developments of 10 units or 
more to contribute to affordable housing. The Use Class  
Order14 establishes the a range of different use classes that comprise are 

considered to relate to housing / residential development. For clarity, only 
the following forms of housing development are intended to be required to 

contribute towards affordable housing under Local Plan Policy 8: 
• C3 dwellinghouses – including residential elements of mixed use 
schemes and conversion to residential use; 

• self-contained units for people of pensionable age e.g. retirement 
apartments; 

• sheltered housing or extra care development that comprise self-
contained dwellings; 
• ‘Park Homes’ which are permanent places of residence for occupiers. 

    
Whilst the following forms of development are typically not required to 

contribute to affordable housing: 

Provides clarity 
to local plan 
policy clarifying 

what is meant 
by ‘housing’ and 

what is exempt 
from providing 
affordable 

housing 



 

10 
 

Information Classification: CONTROLLED 

Proposed 

Change 
Number 

Paragraph / 

Policy 

Amendment proposed 

New text is underlined and deleted text in strikethrough 

Reason 

• C2 residential institutions…. 
 

35 51 The Vacant Building Credit (VBC) is designed to encourage the effective re-
use of land by re-using sites for housing that have been previously 
developed. Where a qualifying vacant building is brought back into use or is 

demolished to be replaced by a building new development the developer 
will be offered a financial credit equivalent to the existing gross floor space 

of the vacant building, may be discounted when against the calculation 
calculating the affordable housing obligation. The Council’s approach to 
applying the VBC is provided on its website. The Council’s approach is set 

out in technical guidance which accompanies this SPD and is available at 
https://www.cornwall.gov.uk/housing/affordable-housing/affordable-

housing-policy/vacant-building-credit/  
 

To provide 
clarity 

36 54 Although the principle of an affordable housing-led (in accordance with 
Policy 9) approach in those main towns set out in Policy 3 is not specifically 
outlined in the Local Plan; for clarification it is not the Plan’s intention to 

limit affordable housing led windfall development… 
 

To provide 
clarity 

37 56 The need for affordable housing in Cornwall is well established. The 
provision of affordable housing is particularly important in our rural 

areas…… 
 

To provide 
clarity 

38 57 The Council’s approach to assessing housing need for individual sites is 
outlined in Policies 8 and 9 of the Cornwall Local Plan, but a detailed 
explanation is provided below for clarification. It should be noted that 

Neighbourhood Development Plans cannot should not seek to vary the 
criteria used to determine local housing need (or eligibility to access such 

homes once built), as this is set by strategic policy contained within the 
Local Plan and homes will be allocated in accordance with the Council’s 

To provide 
clarity 
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strategic housing allocation policy (Cornwall Homechoice). and must be 
consistently applied throughout Cornwall to all affordable tenures.  
 

39 58 As set out in the Local Plan, housing need will always be considered at the 
parish level (if a site is in a parish) or settlement level (if a site is in a 

town).  The need for rented affordable homes is predominantly assessed by 
considering those ‘qualifying’ households on the Cornwall Homechoice 

housing register with a local connection to the specific parish or town, and 
homes are allocated on this basis.  Similarly, the need for affordable homes 
to buy is assessed by considering those households with a local connection 

that are registered with the Council’s housing register for such 
accommodation15. Where necessary supplementary evidence may include a 

specific local needs survey completed using an approved methodology (see 
Glossary – Housing Needs Survey). The Council’s local connection criteria 
are provided in Appendix 3 and are used in Section 106 legal agreements 

to secure both rented and intermediate affordable homes for local people. 
 
15 Currently Help to Buy South West, or any successor to this contract 

 

 

40 59 New affordable homes are, in the first instance, typically only available16 to 
households with a local connection to the parish or town in which the site is 

located. If an insufficient number of households with a primary local 
connection are identified however  choose to let or buy the homes, the 

homes ‘cascade’ out and become available to eligible households with a 
‘secondary’ connection, i.e. a local connection to the adjoining or 

surrounding parishes. If, having considered all eligible households with a 
primary or secondary local connection, affordable homes are still available 
on a site, the cascade is further widened to include any household with a 

connection to Cornwall.  This will be explicitly stated in the s106 agreement 
for the development. 

To provide 
clarity 
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16 Allocated in accordance with the Cornwall Homechoice allocations policy or Help to Buy 

South West  

 

41 60  
 the planning permission is not considered deliverable within a 

‘reasonable period’ (as determined by the Council having due 
regard to the NPPF); 

 
 

To provide 
clarity 

42 61 The Council may also seek to time-limit permissions for rural exception 
sites… 
 

To provide 
clarity 

43 62 Whilst the Policy 2 of the Local Plan supports organic growth… 
 

 

To reflect the 
Local Plan 

44 63 As outlined above, the Council considers that new affordable homes should 

generally be for the benefit of households in the parish, town or settlement 
in which they are built. … 

 

To provide 

consistency 

45 67 The Council welcome the provision of 1 and 2 bedroom single storey 

dwellings as affordable homes to help meet the Local Plan requirement to 
meet the needs of an ageing or less-mobile population.  
 

To provide clear 

guidance 

46 68 On sites of 10 or more affordable homes Policy 6 of the Local Plan (Housing 
mix) requires an appropriate mix of homes to meet local needs for a range 

of households to respond to a changing population including homes that 
meet people’s needs throughout their lifetime, including bungalows and 

ground floor flats.  The following guidance is intended to help proposals 
meet these requirements and provide affordable homes which will be viable 

To provide clear 
guidance 
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to transfer to Registered Providers. The following should be considered 
provisions are encouraged in new developments of 10 dwellings or more: 

 The Council welcome the provision of 1 and 2 bedroom single storey 

dwellings as affordable homes to help meet the Local Plan 
requirement to meet the needs of an ageing or less-mobile 

population; 
 In suitable locations where there is a need, a minimum of 10% of 

affordable units will may be sought appropriate as either single 

storey dwellings or ground floor flats; 
 As a guide, generally no more than 15% of the affordable housing 

mix should be provided as flats, in order to provide a balanced 
community and be viable for transfer to a Registered Provider 
(excluding 100% flatted developments); 

 Homes which meet the needs of small households. These can be met 
in different ways, for example: 

o homes that can be easily extended or adapted over time, 
o units that meet a 1 bed need but provide more space than a 

typical 1 bed/2 person home to encourage downsizing, 

o one and a half bedroom homes which have an additional 
modest room for use as an office or ancillary accommodation 

for visiting family or carers.   
 

47 69 The intention of Local Plan Policy 13 is to ensure sufficient flexible internal 
space for everyday activities. 
 

To reflect the 
Local Plan 

48 71 Affordable dwellings should be well designed and should be of a size that 
provides a good level of living space for their expected maximum 

occupancy. As a guideline t  The following bed spaces are used as a 
guideline: … 

 

To provide clear 
guidance 
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49 74 The following are considerations which may can help improve overall 
scheme viability and future management: 

 Semi-detached units and terraced units should generally be of the 

same tenure; 
 within the development, well-located shared ownership units can 

help Registered Providers manage homes most effectively and 
efficiently; 

 large properties need to consider bed spaces, future residents and 

the ‘liveabilty’ of a home – i.e. provision of indoor and outdoor 
amenity space, storage and soundproofing; 

 gardens provided within property curtilage should be designed in 
accordance with Cornwall design standards to maximise usability and 
practicality and retain wildlife corridors. Small strips of grass at the 

front of property often require a disproportionate amount of effort to 
maintain, which may be better designed served through low-

maintenance planting; other forms of high quality amenity;  or 
redesigning the curtilage to make the area larger and more usable; 

 Flats are appropriate to meet the needs of some households but 

should be carefully designed in order to be viable for transfer to a 
Registered Provider and prevent possible housing management 

issues. The following guidance is worth considering should be 
considered: 

o carefully designed self-contained maisonettes are preferable 

to flats – particularly if they have separate garden and private 
entrance, and arranged in small blocks;  

o communal areas in shared blocks of flats should be carefully 
designed to minimise service charges.  Shared tenure (i.e. 
open market and affordable) entrances and communal 

landings and stairs should be avoided; 

To provide clear 
guidance and 
reflect national 

and local policy 
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o flats should generally each have their own entrances where 
possible; 

o flats should generally be in small blocks where all the flats are 

affordable tenure; 
o flats and maisonettes should have sufficient amenity areas for 

waste recycling; 
o no 2 bedrooms flats for rent will typically be supported above 

1st floor level (other than in exceptional circumstances and  

accessible by a lift) will typically not be suitable to meet 
housing needs because generally a household with a 2 bed 

need will have children and need private outdoor amenity 
space. 

 coach houses are only acceptable if a single garage below is part of 

the property and allocated/sold to the same household. Coach 
houses are considered to be flats. 

 

50 75 ….. Although this is a common arrangement for flats and apartments (to 

account for the shared facilities associated with such homes), it is not 
necessary for houses. This and has led to a number of well-publicised 
examples of ‘hidden’ leasehold charges being forced on homeowners, which 

increase considerably over time, often with no ‘cap’.   
 

To provide 

clarity 

51 76 Such arrangements are of great concern to the Local Planning Authority, 
particularly as this often makes a home very expensive to live in, and can 

make it extremely difficult to sell in future years.  

To provide 
clarity 

 
 

52 77 In 2017, the The Government announced its intention to prevent by law 
developers building and selling new build houses on a leasehold basis 
although the detail .  The detail of this approach has not yet been provided. 

, and it is understood that primary legislation would be required to address 

To reflect 
Government 
announcement 

June 2019 
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this issue.  In advance of this being published however, the Council has 
committed to doing all it can to stop unfair practices affecting families that 
need affordable housing from being affected by unfair leasehold 

arrangements.  As such, the Planning Authority will not support any new 
affordable houses being built and sold on a leasehold basis, unless they are 

sold using the standard Homes England Registered Provider Shared 
Ownership Lease.  This will prevent unfair lease/ground rents being 
charged (i.e. significant increases in cost are prohibited), which will ensure 

that the property not only remains affordable to occupy in the long term, 
but is also saleable and mortgageable should the occupant wish to move 

 

53 78 For clarity it is accepted that flats will normally be sold on a leasehold 

basis, and this is not unusual. Where are developer proposes to provide 
flats as affordable housing for sale, this should must either be either as 
shared ownership using the relevant Homes England lease, or on a 

standard discounted sale basis, with leasehold charges and ground rent 
limited restricted to the minimum required to maintain the building, which 

are subject to rent increases capped at the standard rate of RPI + 1%. For 
clarity it is accepted that flats will normally be sold on a leasehold basis, 
and this is not unusual. 

 

To provide 

clarity and 
reflect national 
and local policy 

54 79 Phasing the timing of the delivery of affordable homes should be set out in 

the S106 agreement and linked to the occupation or transfer of dwellings. 
With regard to the phasing set out below, the Council will require the 

completion and transfer of all the affordable housing prior to the occupation 
of all the open market homes.  
 

 

To provide 

clarity 

55 80 Delivery of open market dwellings that significantly outstrip the delivery of 

affordable dwellings is not encouraged will not be supported.  

To provide 

clarity 
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56 81 On smaller schemes, of 25 or more units, delivery will typically no more 

than 50% of the open market housing is to be occupied or transferred prior 
to the equivalent proportion of the affordable homes being ready for 
occupation.  

 

To provide 

clarity 

57 82 On larger schemes, of 25 or more units, delivery will typically be required 

as follows: An example of a typical S106 agreement for a larger scheme, 
illustrates delivery as follows: 

 No more than 25% of open market homes to be occupied or 
transferred prior to completion of 25% of affordable homes; 

 No more than 50% of open market homes to be occupied or 

transferred prior to completion of 50% of affordable homes 
 No more than 75% of open market homes to be occupied or 

transferred prior to completion and transfer of 100% of affordable 
housing obligation.  

 

To ensure 

guidance 
reflecting NPPF 

and local policy 

58 83 The NPPF19 is clear that where proposals for development accord with all 
relevant policies in a up-to-date development (like the Cornwall Local 

Plan);…. The Council therefore only expects an economic viability 
assessment to be submitted for a Policy 8 site in particular unusual 

circumstances. In such circumstances the onus is on the developer will be 
required to demonstrate why in their case the site-specific circumstances 
mean the Local Plan policy is not viable, together with clear bespoke 

evidence.  
 
19 Paragraph 57, page 16 

 

To reflect the 
NPPF and Local 

Plan policy 



 

18 
 

Information Classification: CONTROLLED 

Proposed 

Change 
Number 

Paragraph / 

Policy 

Amendment proposed 

New text is underlined and deleted text in strikethrough 

Reason 

59 84 In general, outline planning application will all matters reserved are not 
sufficiently evolved for applicants to be able to provide robust information 
regarding costs and values because all matters can change significantly 

Therefore, usually assessing economic viability at outline stage is 
inherently flawed. The Council’s expectation therefore is that it will 

generally only be considers that it is usually appropriate to assess viability 
at detailed planning stage, in circumstances where an economic viability 
assessment is required. 

 

To reflect the 
NPPF and Local 
Plan policy 

60 85 The following guidance sets out our expectations for Economic Viability 

Assessments: 
 Be in accordance with the requirement of the NPPF and NPPG and 

have due regard to best practice, for example RICs guidance; 
 Will Must Include an executive summary (as required by the NPPG); 
 Provide a clear account of the extraordinary and site-specific costs or 

the other very special circumstances which make the scheme 
unviable; 

 Provide detailed and bespoke evidence behind all non-standard 
benchmark assumptions; 

 Provide all measurements in square metres and be consistent with 

submitted plans; 
 Appraisals will be expected to have Considered value engineering or 

scenario testing different development options which might improve 
economic viability (for example different mixes of tenure, unit type 
and sizing and phasing); 

 Have a realistic and sound land value: 
o On rural exception sites benchmark evidence and experience 

suggests that this is around typically £10,000 per plot for the 
base land cost and the Council would expect a land value in 
this region.  

To reflect local 

circumstances 
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o On all sites consideration should be given to the total cost of 
all relevant policy requirements including planning obligations 
and, where applicable, any Community Infrastructure Levy 

charge; abnormal costs (for example contaminated land, 
mining features, listed buildings, groundworks, drainage etc.); 

site-specific infrastructure costs (for example access roads 
and junctions, drainage systems, green infrastructure, 
connection to utilities etc.); general finance costs; and 

professional fees. All of which should be reflected in the land 
value.  

 On rural exception sites: 
o Typically £10,000 per plot for the base land cost or no more 

than ten times the agricultural land value at the time, 

whichever is lower (with the cost of site abnormals subtracted 
from the land value). 

 On all sites: 
o The following costs should be taken into account (deducted) 

when defining land value:  

 The total cost of all relevant policy requirements 
including planning obligations and, where applicable any 

Community Infrastructure Levy charge;  
 Abnormal costs (for contaminated land, mining 

features, listed buildings, groundworks, drainage etc.); 

 Site-specific infrastructure costs (for example access 
roads and junctions, drainage systems, green 

infrastructure, connection to utilities etc.); 
 General finance costs including those incurred through 

loans; 
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 Professional fees (including professional, project 
management, sales, marketing and legal costs 
incorporating organisational overheads).  

 

61 86 In accordance with the NPPF20 economic viability assessments will be made 

publically available along with all information relevant to any planning 
application, unless justified by exceptional circumstances. For more 

information on viability please follow the link below 
https://www.gov.uk/guidance/viability 
 
20 Paragraph 57, page 16 
 

To reflect the 

NPPF 

62 87 …the Council will reserve reserves the right to implement an economic 

viability review mechanism and/or impose a planning condition requiring 
that the development must begin begins within a timescale shorter than 

the relevant default period, in case of an improvement in market 
conditions.  

 

To provide 

clarity 

63 88 Issuing unviable planning consents can cause merely causes stalled sites 
and land-banking. A proposal with an where a submitted economic viability 

assessment which demonstrates that a scheme is not (in the professional 
opinion of the Council) commercially and economically viable is typically  

unlikely to accord with policy be supported because it has not been 
demonstrated to be deliverable. Where an economic viability assessment 

demonstrates a level of return which the Council considers to be below a 
reasonable return together with financing costs, the Council will require the 
submission of documented evidence from the lending organisation which 

demonstrates that lending has been secured against that level of return will 
be requested by the Council. 

 

To provide 
clarity 

https://www.gov.uk/guidance/viability
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64 89 The guidance in the NPPF21 and the Council’s default position is that 
affordable housing should always be provided on-site, unless specific 
circumstances apply. ……. 

 …where a small number of affordable units would result which would 
not be practical or viable…  

 
21 Paragraph 62, page 17 

 

To reflect the 
NPPF 

65 90 In circumstances where an off-site contribution in lieu of on-site provision 
is acceptable to the Council, a tariff-based approach will be applied, as set 

out in Appendix 2.  
 

To provide 
clarity 

66 91 …… The tariff is provided in Appendix 2 of this SPD.  

 
 

To provide 

clarity 

67 95 The Council requires the timing of payments for off-site contributions to be 
made at the same pace as open market dwellings are sold and/or at the 

equivalent rate that on-site provision would have been required. Ideally 
Typically the Enabling Activity Fee is required to be provided prior to the 
commencement of development to allow the Council to begin enabling 

activities to find an alternative site for delivery.  The remainder will then be 
required at certain points throughout the construction of the rest of the 

site; with the entire obligation required prior to overall completion of the 
site.  

 

To provide 
clarity 

68 96 An example of a typical S106 agreement, illustrates the payment triggers 

as follows Typically the following payment triggers will be sougt:  
 enabling Activity Fee prior to commencement of development; 
 25% of the off-site contribution prior to occupation of 25% of the 

market homes; 

To provide 

guidance 
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 50% of the off-site contribution  prior to occupation of 50% of the 
market homes;  

 100% (or the balance) of the off-site contribution prior to 

occupation of 75% of the market homes.  
 

Exceptions may include small sites or schemes for 100% flats, which will 
require 100% of the payment prior to occupation of any dwellings. 
 

69 97 Exceptions to this approach may include:  
 

 the Council, at its discretion – having regard to economic viability 
considerations, agrees that an alternative payment structure is 

appropriate;  
 the off-site contribution is required from a scheme of 10 dwellings or 

fewer within a Designated Rural Area, which are subject to other 

payment terms;  
 schemes for 100% flats will be negotiated on a case-by-case basis 

but may require 100% of the payment prior to occupation of any 
dwellings, typically where the freehold is to be retained.  

 

To provide clear 
guidance 

70 102 It should be noted that proposals for inappropriately large scale 
developments on rural exception sites are unlikely to be considered small 

scale or appropriate in scale when viewed against the Local Plan and are 
less likely to be supported by the community.  

 

To reflect 
national and 

local policy 

71 104 Local Plan Policy 9 is quite clear that it requires rural exception site 

schemes to be led and driven by affordable homes and not open market 
delivery. … Policy 9 states that the primary purpose… 

To provide 

clarity 
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72 106 Significantly more than 50% affordable housing on Policy 9 sites is 
expected, particularly in high value zones. To enable this, there is a 
nationally-recognised land value for such sites to ensure that they provide 

the maximum amount of affordable housing possible. This is typically 
£10,000 per plot for the base land cost or no more than ten times the 

agricultural land value at the time, whichever is the lower (with the cost of 
site abnormals subtracted from the land value). Experience suggests that 
on rural exception sites this is around £10,000 per plot for the base land 

cost and the Council would expect a land value in this region. Exception 
sites in Cornwall are frequently marketed at values significantly in excess 

of these values and it is considered that inflated landowners expectation is 
a significant barrier to the delivery of homes. …… 
 

To reflect local 
circumstances 

73 107 A policy 9 site is an exception to normal planning policy which would 
prevent the site’s use for housing development. Applicants should must 

therefore carefully justify their proposals to the Council and the local 
community by being fully compliant with Policy 9, appropriate to local 

needs, clearly affordable housing-led and with an appropriate mix and 
integration of affordable and open market tenures. This is particularly the 
case in areas with limited need, where potential supply exceeds needs or in 

sensitive areas, for example within AONBs and the World Heritage Site. The 
dwelling and tenure mix should must be aligned with local need and not 

simply driven by viability and maximising value or developer return. Mixed 
tenure rural exceptions sites that clearly favour open market units and 
differentiate from the affordable housing will not be considered consistent 

with Local Plan policy supported. 
 

To reflect Local 
Plan policy 

 
 

74 109 - 115 Outline planning applications on Rural Exception Sites To reflect 
national and 

local policy and 
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The Council recommends the following route for Applicants considering 
submitting a proposals for a rural exception sites: are encouraged to follow 
the detailed planning application route.  

 A pre-application, followed by a  
 Detailed application. 

 
A pre-application proposal is a cost effective method of receiving a formal 
professional opinion from the Council as to whether a planning application 

is likely to be supported on a rural exception site. 
(moved up)  

 
Submitting A full planning application enables all details and economic 
viability to be assessed, thus the and a percentage of affordable housing 

will be to be set which is based upon actual development viability.  
 

Outline planning applications have some disadvantages over this route. 
Outline applications with all matters reserved are usually not sufficiently 
evolved for applicants to be able to provide robust information regarding 

costs and values. The layout, mix, design, materials, highways and 
landscaping can change significantly between the outline and reserved 

matters stage and therefore associated costs and values will vary 
significantly too. In such cases assessing economic viability and agreeing a 
percentage of affordable housing at outline stage is therefore inherently 

flawed.  
 

If the percentage of affordable housing cannot be set then it is may be 
difficult to assess whether a scheme meets the requirements of for an 
applicant to demonstrate that the proposal is in accordance with policy 9 to 

be and is affordable housing led. Without knowing the number of affordable 
homes which will be provided it is also difficult to assess whether 

provide clear 
guidance 
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demonstrate that the proposal is appropriate to meet local needs. Where 
the full details and benefits of the scheme are not known it is often may be 
difficult to gain community support for the proposal or to demonstrate 

justification for the ‘exception’ to normal planning policy.  
 

Therefore, for Because of these disadvantages, when considering outline 
proposals planning applications on rural exceptions sites the Council will 
typically: 

• be unlikely to support an outline proposal in a Parish with low or 
marginal need and/or a sensitive site unless exceptional justification can be 

made by the applicants or community support is demonstrated; 
• not Be unable to assess economic viability assessments at outline 
and agree a percentage of affordable housing; 

• Instead set out in the S106 agreement a requirement to fix the 
affordable housing obligation at reserved matters stage. Outline 

applications will therefore be accompanied by a planning obligation 
requiring a maximum of 100% affordable housing, working backwards until 
a viable scheme is delivered. This will require the submission of a detailed 

economic viability assessment at reserved matters stage. The S106 legal 
agreement will also secure a minimum of 50% of land take for affordable 

housing; A tenure, unit type and size mix appropriate to local needs and an 
integrated layout should be agreed with the Council; 
• Fix key variables for the appraisal in the S106 which may include 

affordable housing values and including land value at a maximum of 
£10,000 per plot (with the cost of site abnormals subtracted from the land 

value) and (where relevant) affordable housing values; and (which should 
be in line with the viability expectations set out in this SPD) 
• require Advise that the S106 restrictions to be made clear in any 

subsequent marketing of the site. 
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 Place an informative or advisory note on the decision notice stating that 
a planning obligation is linked to this permission requiring an affordable 
housing-led rural exception scheme with associated implications for land 

value expectations.  
 

An informative or advisory note will be placed on the decision notice stating 
that a planning obligation is linked to this permission for an affordable 
housing-led rural exception scheme and that the reserved matters 

application will set the level of affordable housing to be provided and will 
cap land value at exception site prices.  

 
The Council wishes to encourage expedient development of proposals 
which are intended to meet current local housing needs on rural exception 

sites and prevent speculative applications; land banking; and extended 
marketing of sites with speculative land values. Therefore, as directed by 

the NPPF, the Council reserves the right to time limit permissions, 
particularly for outline applications. This can be achieved by imposing a 
planning condition to require that a development begins within a timescale 

shorter than the relevant default period.  This is particularly the case where 
a number of rural exception site permissions exist in a settlement but are 

not being delivered. 
 

75 117 Cornwall Council encourages will support applications for the development 
of homes on Entry Level Exception Sites which are where compliant with 
the NPPF and local policy. and where all of the following criteria are met: 

 the site is sustainably located and adjacent to an existing 
settlement; 

 the proposed site is less than 1 hectare or the proposal will increase 
the number of homes in the existing settlement by less than 5%; 

To reflect the 
NPPF and the 
local policy 
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 the proposal is for housing that will meet a demonstrable local need 
for affordable homes for first time buyers or those looking to rent 
and the Council are satisfied that the homes are genuinely affordable 

to these households based on local purchasing power or affordable 
rent; 

 the proposal will deliver affordable housing types as defined in Annex 
2 of the NPF and this SPD and is retained in perpetuity. 
 

78 118 Proposals for self-build plots on entry level exception sites are also 
encouraged where they are compliant with Cornwall Council’s self-build 

guidance policy.  
 

To provide clear 
guidance 

 

79 126 
 

The provision of extra care housing is subject to affordable housing 
requirements. It is acknowledged that the provision of extra care is likely to 

be more expensive, due to certain features, but economic viability will be 
considered in the same manner as with other schemes.  
 

To provide clear 
guidance 

80 127 In order to be supported, proposals for extra care should consider the 
following principles: living at home with one’s own front door, provide 

culturally sensitive services in a familiar locality, provide flexible care with 
opportunities for independent living skills, be accessible buildings with 

smart technology and provide a mix of tenures to create a sense of 
community in accordance with the general principles in the Community 
Based Support and Housing Commissioning Framework 

 

To provide 
clarity 

81 130 Any providers or developers looking to develop new, or diversify existing 

schemes to deliver extra care housing are strongly recommended advised 
to speak with Adult Commissioning and Transformation and the Council’s 

Affordable Housing Team at the earliest possible opportunity. The 

To provide 

clarity 
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recommended mechanism for this is a Planning Performance Agreement 
(PPA) at an early stage of the planning process. 
 

 

82 New 

paragraph 
between 130 

and 131 

The provision of extra care housing is subject to affordable housing 

requirements. It is acknowledged that the provision of extra care is likely to 
be more expensive, due to certain features, but economic viability will be 

considered in the same manner as with other schemes.  
 

To provide 

clarity 

83 131 However, the The Council will take a pragmatic and positive approach to 
economic viability and may accept a lower overall level of affordable 
housing on sites which support the provision of………. 

 

To provide 
clarity 

84 132 In order to be defined as Extra Care the following consideration should be 

taken into account requirements should, where possible, be met: 
 the self-contained accommodation should must incorporate design 

features to facilitate independence and safety……. 
 

To provide 

clarity 

85 134 …… Flats may should include separate kitchen, living area, bedroom(s) and 
a bath/shower room and could . Such flats can be provided as either open 
market or affordable housing, depending upon the type of scheme 

proposed.  
 

To provide 
clarity 

86 135 It is encouraged that the design reflects Design should reflect the needs of 
residents and . Such requirements necessitate that schemes should meet 

the England 2015 Building Regulations M4 (2) ‘Accessible and Adaptable 
Dwellings’ standards. Schemes of more that one-storey need to must have 
lift access.  

 

To provide 
clarity 
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87 136 The majority of flats should, where appropriate, be 1-bedroom, double-
occupancy homes, with a small amount of single-person properties (as 
required). For extra care accommodation 1-bedroom and 2-bedroom 

dwellings can be occupied by a single person, these homes will be age 
restricted to those over 60.  

 
All such homes should provide sufficient space be 2 bedroom so that, if 
needs be, a carer or friend or relative can be accommodated thereby 

obviating the removal of the occupant to a care facility as long as possible. 
 

To provide 
clarity 

88 139 The Council recognises that due to the diversity of the population and the 
rural nature of much of Cornwall, extra care housing will need to be 

flexible, and adaptable and may not feature all of these characteristics but 
still be effective at meeting people’s housing and care and support needs.  
 

To provide 
clarity 

89 140 We consider that a 70 unit Extra Care scheme will require a site of 
approximately 0.80 hectares31.  Any affordable homes, must meet the 

Nationally Described Space Standard32. Appendix 4 the table in appendix 4 
sets out guidance on unit types the typical unit types and approximate 

sizes.  
 
31 Adult Services, Cornwall Council 
32 Nationally Described Space Standards 
https://www.gov.uk/government/publications/technical-housing-standards-nationally-
described-space-standard 

 

To provide 
reference and 

clarity 

90 141 …… Properties should will be accessible and technology enabled to promote 
the use of assistive technology. ….. 

To provide 
clarity 

https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard
https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard
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91 145 The Council encourages will positively support proposals, including single 
storey units, to consider where the the following guidance is met; single 
storey units should be:…  

To provide 
clarity 

146 It is appreciated that single storey units as described above can be ‘land 

hungry’ require larger plots (and therefore land) and this can affect 
economic viability, especially on smaller sites.  

To provide 

clarity 

92 152 Self and custom-build (self-build) housing is defined in the NPPF34 as 

housing built by an individual, a group of individuals, or persons working 
with or for them, to be occupied by that individual. …… 

34 Annex 2, page 71 

To provide 

reference 

93 155 Affordable self-build may provide a solution for those people in rural 

communities whose needs may not be met by the market and who are 
unable to find a suitable affordable home in their area. This will It is 

designed to help people to stay in and support their communities. and to 
support rural areas. 

To provide 

clarity 

94 157 When applying Policies 8 and 9 of the Local Plan the Council may seek, on 
a case-by-case basis, by negotiation, to provide affordable self-build 

houses by…….. 

To provide clear 
guidance 

95 158 The method of transfer will also vary on a case by case basis but could 
generally include will be the sale or transfer of plots to the Council, 

individuals or groups of individuals, a Community Land Trust or a 
Registered Provider.  

To provide clear 
guidance 
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96 159 The transferred plots or units could would then be made available at lower 
cost to self-builders in local housing need. The homes delivered under this 
approach would will normally be secured as affordable in perpetuity as 

primary residences through a this means that they will be controlled by a 
legal agreement ……. 

 

To provide clear 
guidance 

97 161 ……. There may be other models to bring forward small scale self-build 

housing on rural exception sites and the Council will encourage an 
innovative generally seek to support innovation providing that the proposal 
that provides an “other affordable route to home ownership” that meets an 

identified local need within a community. 
 

To provide clear 

guidance 

98 162 Full details of the Council’s application of the above models will be provided 
in our self-build guidance available at: 

https://www.cornwall.gov.uk/environment-and-
planning/planning/planning-policy/adopted-plans/evidence-base/self-and-
custom-build/  

 

Delete 
paragraph 

99 163 To ensure future affordability the maximum size of an affordable self-build 

unit would normally be restricted to no larger than the relevant Nationally 
Described Space Standard (NDSS) for that property type +10% and units 

limited to no larger than 3 bedroom homes.  
 

To provide 

clarity 

100 Appendix 4 Any affordable homes, must meet the Nationally Described Space 
Standards and in terms of extra care the following table sets out the typical 
unit types and sizes: 

 

Delete 
paragraph 

101 Glossary Cornwall Homechoice – the Council’s rental housing need register and 

allocation policy; a choice based letting scheme developed and operated in 

To provide a 

definition 
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partnership between Cornwall Council and local Registered Providers (or 
any successor system). 

Grant funding – public funding used to subsidise the provision of 
affordable homes, typically from either Homes England or the Council. 

Help to Buy South West - the Government appointed local help to buy 
agency which provides a one stop shop for households seeking all forms of 

low cost home ownership (or any successor body) 

Homes England - the body responsible for providing financial assistance 

to bodies including Registered Providers of social housing for the purpose of 
improving the supply and quality of housing in England now conferred on 

such body under the Housing and Regeneration Act 2008 (or any successor 
legislation or body replacing or amending the same). 

Stalled sites – the Council considers a site to be stalled where it does not 
consider it to be deliverable within a reasonable period (as determined by 

the Council having due regard to the NPPF) and/or where following the 
grant of planning permission, no significant demonstrable progress is being 

made towards starting development on-site. …. 

102 Useful Links Government guidance on viability https://www.gov.uk/guidance/viability 

Removal of holiday use conditions – the Council’s approach is set out in 
a guidance note at https://www.cornwall.gov.uk

To provide useful 
links 

https://www.gov.uk/guidance/viability
https://www.cornwall.gov.uk/media/30558885/cpoan-holiday-conditions-4-12-17.pdf
https://www.cornwall.gov.uk
rbarkle
Cross-Out
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	Shared Ownership enables households an opportunity to purchase a share in a home with a mortgage, whilst paying rent on the remaining unowned share. ……. 
	 

	Typographical error 
	Typographical error 
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	17 
	17 

	Shared Ownership may be provided by either Registered Providers or the Local Authority. An initial share (usually between 25% and 75%) is bought and then rent is paid to the Registered Provider or Local Authority on the remaining unowned share part. Due to the comparatively high house prices in Cornwall, the maximum amount of rent that may should be charged over a 12 month period on the unowned share is restricted to around 2.5% of the open market value of the unowned share.  Shared Ownership homes are sold
	Shared Ownership may be provided by either Registered Providers or the Local Authority. An initial share (usually between 25% and 75%) is bought and then rent is paid to the Registered Provider or Local Authority on the remaining unowned share part. Due to the comparatively high house prices in Cornwall, the maximum amount of rent that may should be charged over a 12 month period on the unowned share is restricted to around 2.5% of the open market value of the unowned share.  Shared Ownership homes are sold
	 
	6 
	6 
	https://www.gov.uk/guidance/capital-funding-guide/1-help-to-buy-shared-ownership
	https://www.gov.uk/guidance/capital-funding-guide/1-help-to-buy-shared-ownership

	 

	 

	For clarity 
	For clarity 


	TR
	Span
	12 
	12 

	18 
	18 

	To ensure affordability, the Council will ‘sense check’ the total monthly costs (mortgage payment and rent) which should always needs to be significantly less than renting or purchasing a similar home on the open market in order to meet the NPPF definition of affordable. Where the Council is not satisfied does not consider that the product proposed home will be affordable, for example where the value and/or the required rent is too high, the product will not be supported alternative house types or sizes or 
	To ensure affordability, the Council will ‘sense check’ the total monthly costs (mortgage payment and rent) which should always needs to be significantly less than renting or purchasing a similar home on the open market in order to meet the NPPF definition of affordable. Where the Council is not satisfied does not consider that the product proposed home will be affordable, for example where the value and/or the required rent is too high, the product will not be supported alternative house types or sizes or 
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	20 

	Shared ownership homes must be provided in perpetuity when provided on rural exception sites or where public grant funding is provided.  Where required to be retained in perpetuity7, in the event that an owner purchases 100% of the property and the home effectively becomes an open market home, the ‘developer subsidy’ proportion of any receipt should must be recycled into other affordable housing in Cornwall. Therefore a proportion of any 100% “staircasing” receipt must should be returned to the Council (or 
	Shared ownership homes must be provided in perpetuity when provided on rural exception sites or where public grant funding is provided.  Where required to be retained in perpetuity7, in the event that an owner purchases 100% of the property and the home effectively becomes an open market home, the ‘developer subsidy’ proportion of any receipt should must be recycled into other affordable housing in Cornwall. Therefore a proportion of any 100% “staircasing” receipt must should be returned to the Council (or 
	 
	7 The NPPF sets out that Shared Ownership homes need to be provided in perpetuity when provided on rural exception sites or where public grant funding is provided.   
	 

	To reflect Local Plan policy and the NPPF 
	To reflect Local Plan policy and the NPPF 
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	On sites within Designated Protected Areas8 however, there is a national requirement for grant funded Shared Ownership such homes to remain as affordable homes in perpetuity and not be lost to the open market.   Where this applies, typically Homes England requires that either the lease restricts the maximum share that can be owned at 80%; or it will allows the Registered Provider to sell 100% of the home to the current occupiers but with an obligation on the Registered Provider to buy the property back on a
	On sites within Designated Protected Areas8 however, there is a national requirement for grant funded Shared Ownership such homes to remain as affordable homes in perpetuity and not be lost to the open market.   Where this applies, typically Homes England requires that either the lease restricts the maximum share that can be owned at 80%; or it will allows the Registered Provider to sell 100% of the home to the current occupiers but with an obligation on the Registered Provider to buy the property back on a
	 
	8 
	8 
	https://www.gov.uk/government/publications/designated-protected-areas
	https://www.gov.uk/government/publications/designated-protected-areas
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	To provide clarity 
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	22 

	Shared ownership homes are common in Cornwall and are generally the Council’s preferred delivery vehicle product for affordable housing for sale. In general Shared Ownership works best with the Council will seek to 
	Shared ownership homes are common in Cornwall and are generally the Council’s preferred delivery vehicle product for affordable housing for sale. In general Shared Ownership works best with the Council will seek to 

	To provide clarity. 
	To provide clarity. 
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	ensure that shared ownership homes are provided as 2 and 3-bedroom houses, in terms of affordability and demand with a small number of 4 bedroom houses where there is sufficient evidence of local need, and affordability.  One-bedroom homes bungalows may also be provided, particularly where this is single storey appropriate, where there is sufficient evidence of local need, and affordability.  There can be difficulties associated with securing a mortgage demand and mortgage lending on a shared ownership home
	ensure that shared ownership homes are provided as 2 and 3-bedroom houses, in terms of affordability and demand with a small number of 4 bedroom houses where there is sufficient evidence of local need, and affordability.  One-bedroom homes bungalows may also be provided, particularly where this is single storey appropriate, where there is sufficient evidence of local need, and affordability.  There can be difficulties associated with securing a mortgage demand and mortgage lending on a shared ownership home
	 

	 
	 
	To reflect the Local Plan and the NPPF 
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	…… The fixed discount must remains on future re-sales in perpetuity. 
	…… The fixed discount must remains on future re-sales in perpetuity. 
	 

	To provide clarity 
	To provide clarity 
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	26 

	…… Where the Council does not consider that the discounted price will be affordable (based on local purchasing power) alternative house types or sizes or an alternative intermediate product should be provided (in order to meet the NPPF definition of affordable).consideration should be given to changing the product will not be supported and the tenure should be switched to an alternative product, for example shared ownership 
	…… Where the Council does not consider that the discounted price will be affordable (based on local purchasing power) alternative house types or sizes or an alternative intermediate product should be provided (in order to meet the NPPF definition of affordable).consideration should be given to changing the product will not be supported and the tenure should be switched to an alternative product, for example shared ownership 
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	To reflect the NPPF 
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	….. Advice from the Council’s Affordable Housing Team can be sought at the pre-application stage.  
	….. Advice from the Council’s Affordable Housing Team can be sought at the pre-application stage.  
	 

	To provide clarity 
	To provide clarity 
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	The Council will typically only encourage Discounted ownership homes work best when provided as 2 and 3 bed houses, as these are the most required in demand and affordable house type. 4 bed houses are unlikely to be affordable unlikely to be supported in value zones 1 and 2 and in some cases value zone 3; as even with large discounts these will often not be 
	The Council will typically only encourage Discounted ownership homes work best when provided as 2 and 3 bed houses, as these are the most required in demand and affordable house type. 4 bed houses are unlikely to be affordable unlikely to be supported in value zones 1 and 2 and in some cases value zone 3; as even with large discounts these will often not be 

	To reflect Local Plan policy 
	To reflect Local Plan policy 




	Table
	TBody
	TR
	Span
	Proposed Change Number 
	Proposed Change Number 

	Paragraph / Policy 
	Paragraph / Policy 

	Amendment proposed 
	Amendment proposed 
	New text is underlined and deleted text in strikethrough 

	Reason 
	Reason 


	TR
	Span
	affordable. Any discount market sale flats, in particular one bedroom flats, are generally not encouraged unlikely to be supported, as they are the lease in-demand and least flexible housing type. Full details are provided in Appendix 1.  
	affordable. Any discount market sale flats, in particular one bedroom flats, are generally not encouraged unlikely to be supported, as they are the lease in-demand and least flexible housing type. Full details are provided in Appendix 1.  
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	30 

	Where the Council is concerned about the future affordability of homes by the stage they are built and valued, it may make provision incorporate flexibility in the s106 legal agreement to change to an alternative intermediate product, at the Council’s discretion which it is considers considered to be more affordable at the time that the homes will be sold, i.e. make provision for the intermediate homes in the agreement to be provided as either discounted sale or Shared Ownership. 
	Where the Council is concerned about the future affordability of homes by the stage they are built and valued, it may make provision incorporate flexibility in the s106 legal agreement to change to an alternative intermediate product, at the Council’s discretion which it is considers considered to be more affordable at the time that the homes will be sold, i.e. make provision for the intermediate homes in the agreement to be provided as either discounted sale or Shared Ownership. 
	 

	To provide clarity 
	To provide clarity 
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	...... However, significant numbers of discounted sale properties on a single site are not encouraged unlikely to be supported because there are fewer mortgage lenders in the market for such properties, and they a lender will typically lend on a proportion of new homes in any one area.  
	...... However, significant numbers of discounted sale properties on a single site are not encouraged unlikely to be supported because there are fewer mortgage lenders in the market for such properties, and they a lender will typically lend on a proportion of new homes in any one area.  
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	To reflect Local Plan policy 
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	….. The occupant may be able to ‘buy-out’ the Council’s Local Authority’s share in the property (which would be valued at the point of transaction);……. 
	….. The occupant may be able to ‘buy-out’ the Council’s Local Authority’s share in the property (which would be valued at the point of transaction);……. 
	 

	To provide clarity 
	To provide clarity 


	TR
	Span
	23 
	23 

	34 
	34 

	Shared equity homes typically should be delivered with the unowned ‘share’ transferred to the Council at nil-cost.  
	Shared equity homes typically should be delivered with the unowned ‘share’ transferred to the Council at nil-cost.  
	 

	To provide clarity 
	To provide clarity 
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	Additionally, the Council would consider may support the provision of shared equity homes by a Community Land Trust (CLT) subject to the CLT satisfying certain requirements and obtaining written approval from the Council.  
	Additionally, the Council would consider may support the provision of shared equity homes by a Community Land Trust (CLT) subject to the CLT satisfying certain requirements and obtaining written approval from the Council.  
	 

	To provide clarity 
	To provide clarity 
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	Starter homes were introduced, in principle, through the Housing and Planning Act 2016 and are recognised in the NPPF10 as a form of affordable housing.  
	Starter homes were introduced, in principle, through the Housing and Planning Act 2016 and are recognised in the NPPF10 as a form of affordable housing.  
	 
	10 Annex 2 (b), page 64 
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	Cornwall Council will consider may support proposals for Starter Homes on Entry Level Exception Sites6 in the following circumstances: where: 
	Cornwall Council will consider may support proposals for Starter Homes on Entry Level Exception Sites6 in the following circumstances: where: 
	 Starter Homes must are to be be sold at a minimum of 20%below the open market value and be affordable based on local purchasing power; 
	 Starter Homes must are to be be sold at a minimum of 20%below the open market value and be affordable based on local purchasing power; 
	 Starter Homes must are to be be sold at a minimum of 20%below the open market value and be affordable based on local purchasing power; 

	 Starter Homes must are required to meet the minimum space standards under Policy 13 (1) of the Cornwall Local Plan12 (this policy now applies to Starter Homes as the national definition of Affordable Homes has been updated in the NPPF); 
	 Starter Homes must are required to meet the minimum space standards under Policy 13 (1) of the Cornwall Local Plan12 (this policy now applies to Starter Homes as the national definition of Affordable Homes has been updated in the NPPF); 

	 Homes are subject to the Council’s standard local connection criteria and nominations.; and 
	 Homes are subject to the Council’s standard local connection criteria and nominations.; and 

	 A tapered penalty equivalent to the original level of discount of the purchase price will be payable if the property is sold within the first year of purchase; reducing by 20% of that discount by value in each subsequent year until year 6 when the property can be sold with no penalty. 
	 A tapered penalty equivalent to the original level of discount of the purchase price will be payable if the property is sold within the first year of purchase; reducing by 20% of that discount by value in each subsequent year until year 6 when the property can be sold with no penalty. 


	 
	12 this policy now applies to Starter Homes as the national definition of Affordable Homes has been updated in the NPPF 
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	38 

	In general, in the absence of any further details from the Government, the Council will not generally support encourage starter homes as part of an affordable housing obligation because we are not satisfied that they are affordable in Cornwall. Where proposed, the Council will limit a household’s 
	In general, in the absence of any further details from the Government, the Council will not generally support encourage starter homes as part of an affordable housing obligation because we are not satisfied that they are affordable in Cornwall. Where proposed, the Council will limit a household’s 

	To reflect Government policy 
	To reflect Government policy 
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	eligibility to purchase a starter home to those with a maximum household income unless the discount proposed makes the purchase price affordable based on local purchasing power.  
	eligibility to purchase a starter home to those with a maximum household income unless the discount proposed makes the purchase price affordable based on local purchasing power.  
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	39 

	As set out in the NPPF Starter Homes will not be supported cannot be provided as part of the affordable housing component on Rural Exception Sites as because such housing must remain affordable in perpetuity.  
	As set out in the NPPF Starter Homes will not be supported cannot be provided as part of the affordable housing component on Rural Exception Sites as because such housing must remain affordable in perpetuity.  
	 
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	Generally such products are supported in principle by the Council Council’s affordable housing service  subject to approval of the details of provision including affordability, particularly where such housing is provided over-and-above the Section 106 obligation associated with a planning permission.   
	Generally such products are supported in principle by the Council Council’s affordable housing service  subject to approval of the details of provision including affordability, particularly where such housing is provided over-and-above the Section 106 obligation associated with a planning permission.   

	To provide clarity 
	To provide clarity 
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	41 
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	As However, on rural exception sites there can be a conflict of issues with the requirement for are required by the NPPF to remain affordable in perpetuity all affordable homes to be provided as such in perpetuity through a suitable planning obligation. On policy 9 rural exception sites, rent to buy products can therefore only be supported considered NPPF compliant if the homes convert to shared ownership over time, which is suitably restricted as such in perpetuity; or the ‘subsidy’ element of a sales rece
	As However, on rural exception sites there can be a conflict of issues with the requirement for are required by the NPPF to remain affordable in perpetuity all affordable homes to be provided as such in perpetuity through a suitable planning obligation. On policy 9 rural exception sites, rent to buy products can therefore only be supported considered NPPF compliant if the homes convert to shared ownership over time, which is suitably restricted as such in perpetuity; or the ‘subsidy’ element of a sales rece
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	On policy 8 sites, rent to buy will only be considered as part of the 30% intermediate tenure target. 
	On policy 8 sites, rent to buy will only be considered as part of the 30% intermediate tenure target. 
	 

	To provide clarity 
	To provide clarity 
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	Where rent to buy products are agreed and supported in accordance with the above, these should typically be provided through an approved Registered Provider or Community Land Trust. 
	Where rent to buy products are agreed and supported in accordance with the above, these should typically be provided through an approved Registered Provider or Community Land Trust. 
	 

	To provide clarity 
	To provide clarity 
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	The Local Plan does not support the is clear that the subdivision of sites is not acceptable, i.e. to attempt to deliberately circumvent the site size threshold for affordable housing obligations. For example by a phased development, by the ; or the subdivision of a larger site, or site, or by artificially lowering the number of units proposed. To clarify; the subdivision provisions of the Local Plan applies equally to Policy 8 or Policy 9 sites and in both cases the Council will apply due scrutiny. For pol
	The Local Plan does not support the is clear that the subdivision of sites is not acceptable, i.e. to attempt to deliberately circumvent the site size threshold for affordable housing obligations. For example by a phased development, by the ; or the subdivision of a larger site, or site, or by artificially lowering the number of units proposed. To clarify; the subdivision provisions of the Local Plan applies equally to Policy 8 or Policy 9 sites and in both cases the Council will apply due scrutiny. For pol
	 

	To reflect the Local Plan 
	To reflect the Local Plan 
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	48 / 49 
	48 / 49 

	Policy 8 of the Local Plan requires new housing developments of 10 units or more to contribute to affordable housing. The Use Class  
	Policy 8 of the Local Plan requires new housing developments of 10 units or more to contribute to affordable housing. The Use Class  
	Order14 establishes the a range of different use classes that comprise are considered to relate to housing / residential development. For clarity, only the following forms of housing development are intended to be required to contribute towards affordable housing under Local Plan Policy 8: 
	• C3 dwellinghouses – including residential elements of mixed use schemes and conversion to residential use; 
	• self-contained units for people of pensionable age e.g. retirement apartments; 
	• sheltered housing or extra care development that comprise self-contained dwellings; 
	• ‘Park Homes’ which are permanent places of residence for occupiers. 
	    
	Whilst the following forms of development are typically not required to contribute to affordable housing: 

	Provides clarity to local plan policy clarifying what is meant by ‘housing’ and what is exempt from providing affordable housing 
	Provides clarity to local plan policy clarifying what is meant by ‘housing’ and what is exempt from providing affordable housing 
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	• C2 residential institutions…. 
	• C2 residential institutions…. 
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	51 

	The Vacant Building Credit (VBC) is designed to encourage the effective re-use of land by re-using sites for housing that have been previously developed. Where a qualifying vacant building is brought back into use or is demolished to be replaced by a building new development the developer will be offered a financial credit equivalent to the existing gross floor space of the vacant building, may be discounted when against the calculation calculating the affordable housing obligation. The Council’s approach t
	The Vacant Building Credit (VBC) is designed to encourage the effective re-use of land by re-using sites for housing that have been previously developed. Where a qualifying vacant building is brought back into use or is demolished to be replaced by a building new development the developer will be offered a financial credit equivalent to the existing gross floor space of the vacant building, may be discounted when against the calculation calculating the affordable housing obligation. The Council’s approach t
	 

	To provide clarity 
	To provide clarity 
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	54 

	Although the principle of an affordable housing-led (in accordance with Policy 9) approach in those main towns set out in Policy 3 is not specifically outlined in the Local Plan; for clarification it is not the Plan’s intention to limit affordable housing led windfall development… 
	Although the principle of an affordable housing-led (in accordance with Policy 9) approach in those main towns set out in Policy 3 is not specifically outlined in the Local Plan; for clarification it is not the Plan’s intention to limit affordable housing led windfall development… 
	 

	To provide clarity 
	To provide clarity 
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	The need for affordable housing in Cornwall is well established. The provision of affordable housing is particularly important in our rural areas…… 
	The need for affordable housing in Cornwall is well established. The provision of affordable housing is particularly important in our rural areas…… 
	 

	To provide clarity 
	To provide clarity 
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	The Council’s approach to assessing housing need for individual sites is outlined in Policies 8 and 9 of the Cornwall Local Plan, but a detailed explanation is provided below for clarification. It should be noted that Neighbourhood Development Plans cannot should not seek to vary the criteria used to determine local housing need (or eligibility to access such homes once built), as this is set by strategic policy contained within the Local Plan and homes will be allocated in accordance with the Council’s 
	The Council’s approach to assessing housing need for individual sites is outlined in Policies 8 and 9 of the Cornwall Local Plan, but a detailed explanation is provided below for clarification. It should be noted that Neighbourhood Development Plans cannot should not seek to vary the criteria used to determine local housing need (or eligibility to access such homes once built), as this is set by strategic policy contained within the Local Plan and homes will be allocated in accordance with the Council’s 

	To provide clarity 
	To provide clarity 
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	strategic housing allocation policy (Cornwall Homechoice). and must be consistently applied throughout Cornwall to all affordable tenures.  
	strategic housing allocation policy (Cornwall Homechoice). and must be consistently applied throughout Cornwall to all affordable tenures.  
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	58 
	58 

	As set out in the Local Plan, housing need will always be considered at the parish level (if a site is in a parish) or settlement level (if a site is in a town).  The need for rented affordable homes is predominantly assessed by considering those ‘qualifying’ households on the Cornwall Homechoice housing register with a local connection to the specific parish or town, and homes are allocated on this basis.  Similarly, the need for affordable homes to buy is assessed by considering those households with a lo
	As set out in the Local Plan, housing need will always be considered at the parish level (if a site is in a parish) or settlement level (if a site is in a town).  The need for rented affordable homes is predominantly assessed by considering those ‘qualifying’ households on the Cornwall Homechoice housing register with a local connection to the specific parish or town, and homes are allocated on this basis.  Similarly, the need for affordable homes to buy is assessed by considering those households with a lo
	 
	15 Currently Help to Buy South West, or any successor to this contract 
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	New affordable homes are, in the first instance, typically only available16 to households with a local connection to the parish or town in which the site is located. If an insufficient number of households with a primary local connection are identified however  choose to let or buy the homes, the homes ‘cascade’ out and become available to eligible households with a ‘secondary’ connection, i.e. a local connection to the adjoining or surrounding parishes. If, having considered all eligible households with a 
	New affordable homes are, in the first instance, typically only available16 to households with a local connection to the parish or town in which the site is located. If an insufficient number of households with a primary local connection are identified however  choose to let or buy the homes, the homes ‘cascade’ out and become available to eligible households with a ‘secondary’ connection, i.e. a local connection to the adjoining or surrounding parishes. If, having considered all eligible households with a 

	To provide clarity 
	To provide clarity 
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	16 Allocated in accordance with the Cornwall Homechoice allocations policy or Help to Buy South West  
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	60 
	60 

	 
	 
	 the planning permission is not considered deliverable within a ‘reasonable period’ (as determined by the Council having due regard to the NPPF); 
	 the planning permission is not considered deliverable within a ‘reasonable period’ (as determined by the Council having due regard to the NPPF); 
	 the planning permission is not considered deliverable within a ‘reasonable period’ (as determined by the Council having due regard to the NPPF); 
	 the planning permission is not considered deliverable within a ‘reasonable period’ (as determined by the Council having due regard to the NPPF); 
	 the planning permission is not considered deliverable within a ‘reasonable period’ (as determined by the Council having due regard to the NPPF); 




	 
	 

	To provide clarity 
	To provide clarity 
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	The Council may also seek to time-limit permissions for rural exception sites… 
	The Council may also seek to time-limit permissions for rural exception sites… 
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	Whilst the Policy 2 of the Local Plan supports organic growth… 
	Whilst the Policy 2 of the Local Plan supports organic growth… 
	 
	 

	To reflect the Local Plan 
	To reflect the Local Plan 
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	As outlined above, the Council considers that new affordable homes should generally be for the benefit of households in the parish, town or settlement in which they are built. … 
	As outlined above, the Council considers that new affordable homes should generally be for the benefit of households in the parish, town or settlement in which they are built. … 
	 

	To provide consistency 
	To provide consistency 
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	The Council welcome the provision of 1 and 2 bedroom single storey dwellings as affordable homes to help meet the Local Plan requirement to meet the needs of an ageing or less-mobile population.  
	The Council welcome the provision of 1 and 2 bedroom single storey dwellings as affordable homes to help meet the Local Plan requirement to meet the needs of an ageing or less-mobile population.  
	 

	To provide clear guidance 
	To provide clear guidance 
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	68 
	68 

	On sites of 10 or more affordable homes Policy 6 of the Local Plan (Housing mix) requires an appropriate mix of homes to meet local needs for a range of households to respond to a changing population including homes that meet people’s needs throughout their lifetime, including bungalows and ground floor flats.  The following guidance is intended to help proposals meet these requirements and provide affordable homes which will be viable 
	On sites of 10 or more affordable homes Policy 6 of the Local Plan (Housing mix) requires an appropriate mix of homes to meet local needs for a range of households to respond to a changing population including homes that meet people’s needs throughout their lifetime, including bungalows and ground floor flats.  The following guidance is intended to help proposals meet these requirements and provide affordable homes which will be viable 

	To provide clear guidance 
	To provide clear guidance 
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	to transfer to Registered Providers. The following should be considered provisions are encouraged in new developments of 10 dwellings or more: 
	to transfer to Registered Providers. The following should be considered provisions are encouraged in new developments of 10 dwellings or more: 
	 The Council welcome the provision of 1 and 2 bedroom single storey dwellings as affordable homes to help meet the Local Plan requirement to meet the needs of an ageing or less-mobile population; 
	 The Council welcome the provision of 1 and 2 bedroom single storey dwellings as affordable homes to help meet the Local Plan requirement to meet the needs of an ageing or less-mobile population; 
	 The Council welcome the provision of 1 and 2 bedroom single storey dwellings as affordable homes to help meet the Local Plan requirement to meet the needs of an ageing or less-mobile population; 

	 In suitable locations where there is a need, a minimum of 10% of affordable units will may be sought appropriate as either single storey dwellings or ground floor flats; 
	 In suitable locations where there is a need, a minimum of 10% of affordable units will may be sought appropriate as either single storey dwellings or ground floor flats; 

	 As a guide, generally no more than 15% of the affordable housing mix should be provided as flats, in order to provide a balanced community and be viable for transfer to a Registered Provider (excluding 100% flatted developments); 
	 As a guide, generally no more than 15% of the affordable housing mix should be provided as flats, in order to provide a balanced community and be viable for transfer to a Registered Provider (excluding 100% flatted developments); 

	 Homes which meet the needs of small households. These can be met in different ways, for example: 
	 Homes which meet the needs of small households. These can be met in different ways, for example: 

	o homes that can be easily extended or adapted over time, 
	o homes that can be easily extended or adapted over time, 
	o homes that can be easily extended or adapted over time, 

	o units that meet a 1 bed need but provide more space than a typical 1 bed/2 person home to encourage downsizing, 
	o units that meet a 1 bed need but provide more space than a typical 1 bed/2 person home to encourage downsizing, 

	o one and a half bedroom homes which have an additional modest room for use as an office or ancillary accommodation for visiting family or carers.   
	o one and a half bedroom homes which have an additional modest room for use as an office or ancillary accommodation for visiting family or carers.   
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	The intention of Local Plan Policy 13 is to ensure sufficient flexible internal space for everyday activities. 
	The intention of Local Plan Policy 13 is to ensure sufficient flexible internal space for everyday activities. 
	 

	To reflect the Local Plan 
	To reflect the Local Plan 
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	Affordable dwellings should be well designed and should be of a size that provides a good level of living space for their expected maximum occupancy. As a guideline t  The following bed spaces are used as a guideline: … 
	Affordable dwellings should be well designed and should be of a size that provides a good level of living space for their expected maximum occupancy. As a guideline t  The following bed spaces are used as a guideline: … 
	 

	To provide clear guidance 
	To provide clear guidance 
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	The following are considerations which may can help improve overall scheme viability and future management: 
	The following are considerations which may can help improve overall scheme viability and future management: 
	 Semi-detached units and terraced units should generally be of the same tenure; 
	 Semi-detached units and terraced units should generally be of the same tenure; 
	 Semi-detached units and terraced units should generally be of the same tenure; 

	 within the development, well-located shared ownership units can help Registered Providers manage homes most effectively and efficiently; 
	 within the development, well-located shared ownership units can help Registered Providers manage homes most effectively and efficiently; 

	 large properties need to consider bed spaces, future residents and the ‘liveabilty’ of a home – i.e. provision of indoor and outdoor amenity space, storage and soundproofing; 
	 large properties need to consider bed spaces, future residents and the ‘liveabilty’ of a home – i.e. provision of indoor and outdoor amenity space, storage and soundproofing; 

	 gardens provided within property curtilage should be designed in accordance with Cornwall design standards to maximise usability and practicality and retain wildlife corridors. Small strips of grass at the front of property often require a disproportionate amount of effort to maintain, which may be better designed served through low-maintenance planting; other forms of high quality amenity;  or redesigning the curtilage to make the area larger and more usable; 
	 gardens provided within property curtilage should be designed in accordance with Cornwall design standards to maximise usability and practicality and retain wildlife corridors. Small strips of grass at the front of property often require a disproportionate amount of effort to maintain, which may be better designed served through low-maintenance planting; other forms of high quality amenity;  or redesigning the curtilage to make the area larger and more usable; 

	 Flats are appropriate to meet the needs of some households but should be carefully designed in order to be viable for transfer to a Registered Provider and prevent possible housing management issues. The following guidance is worth considering should be considered: 
	 Flats are appropriate to meet the needs of some households but should be carefully designed in order to be viable for transfer to a Registered Provider and prevent possible housing management issues. The following guidance is worth considering should be considered: 

	o carefully designed self-contained maisonettes are preferable to flats – particularly if they have separate garden and private entrance, and arranged in small blocks;  
	o carefully designed self-contained maisonettes are preferable to flats – particularly if they have separate garden and private entrance, and arranged in small blocks;  
	o carefully designed self-contained maisonettes are preferable to flats – particularly if they have separate garden and private entrance, and arranged in small blocks;  

	o communal areas in shared blocks of flats should be carefully designed to minimise service charges.  Shared tenure (i.e. open market and affordable) entrances and communal landings and stairs should be avoided; 
	o communal areas in shared blocks of flats should be carefully designed to minimise service charges.  Shared tenure (i.e. open market and affordable) entrances and communal landings and stairs should be avoided; 




	To provide clear guidance and reflect national and local policy 
	To provide clear guidance and reflect national and local policy 
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	o flats should generally each have their own entrances where possible; 
	o flats should generally each have their own entrances where possible; 
	o flats should generally each have their own entrances where possible; 
	o flats should generally each have their own entrances where possible; 
	o flats should generally each have their own entrances where possible; 

	o flats should generally be in small blocks where all the flats are affordable tenure; 
	o flats should generally be in small blocks where all the flats are affordable tenure; 

	o flats and maisonettes should have sufficient amenity areas for waste recycling; 
	o flats and maisonettes should have sufficient amenity areas for waste recycling; 

	o no 2 bedrooms flats for rent will typically be supported above 1st floor level (other than in exceptional circumstances and  accessible by a lift) will typically not be suitable to meet housing needs because generally a household with a 2 bed need will have children and need private outdoor amenity space. 
	o no 2 bedrooms flats for rent will typically be supported above 1st floor level (other than in exceptional circumstances and  accessible by a lift) will typically not be suitable to meet housing needs because generally a household with a 2 bed need will have children and need private outdoor amenity space. 


	 coach houses are only acceptable if a single garage below is part of the property and allocated/sold to the same household. Coach houses are considered to be flats. 
	 coach houses are only acceptable if a single garage below is part of the property and allocated/sold to the same household. Coach houses are considered to be flats. 
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	….. Although this is a common arrangement for flats and apartments (to account for the shared facilities associated with such homes), it is not necessary for houses. This and has led to a number of well-publicised examples of ‘hidden’ leasehold charges being forced on homeowners, which increase considerably over time, often with no ‘cap’.   
	….. Although this is a common arrangement for flats and apartments (to account for the shared facilities associated with such homes), it is not necessary for houses. This and has led to a number of well-publicised examples of ‘hidden’ leasehold charges being forced on homeowners, which increase considerably over time, often with no ‘cap’.   
	 

	To provide clarity 
	To provide clarity 
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	Such arrangements are of great concern to the Local Planning Authority, particularly as this often makes a home very expensive to live in, and can make it extremely difficult to sell in future years.  
	Such arrangements are of great concern to the Local Planning Authority, particularly as this often makes a home very expensive to live in, and can make it extremely difficult to sell in future years.  

	To provide clarity 
	To provide clarity 
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	In 2017, the The Government announced its intention to prevent by law developers building and selling new build houses on a leasehold basis although the detail .  The detail of this approach has not yet been provided. , and it is understood that primary legislation would be required to address 
	In 2017, the The Government announced its intention to prevent by law developers building and selling new build houses on a leasehold basis although the detail .  The detail of this approach has not yet been provided. , and it is understood that primary legislation would be required to address 

	To reflect Government announcement June 2019 
	To reflect Government announcement June 2019 
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	this issue.  In advance of this being published however, the Council has committed to doing all it can to stop unfair practices affecting families that need affordable housing from being affected by unfair leasehold arrangements.  As such, the Planning Authority will not support any new affordable houses being built and sold on a leasehold basis, unless they are sold using the standard Homes England Registered Provider Shared Ownership Lease.  This will prevent unfair lease/ground rents being charged (i.e. 
	this issue.  In advance of this being published however, the Council has committed to doing all it can to stop unfair practices affecting families that need affordable housing from being affected by unfair leasehold arrangements.  As such, the Planning Authority will not support any new affordable houses being built and sold on a leasehold basis, unless they are sold using the standard Homes England Registered Provider Shared Ownership Lease.  This will prevent unfair lease/ground rents being charged (i.e. 
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	For clarity it is accepted that flats will normally be sold on a leasehold basis, and this is not unusual. Where are developer proposes to provide flats as affordable housing for sale, this should must either be either as shared ownership using the relevant Homes England lease, or on a standard discounted sale basis, with leasehold charges and ground rent limited restricted to the minimum required to maintain the building, which are subject to rent increases capped at the standard rate of RPI + 1%. For clar
	For clarity it is accepted that flats will normally be sold on a leasehold basis, and this is not unusual. Where are developer proposes to provide flats as affordable housing for sale, this should must either be either as shared ownership using the relevant Homes England lease, or on a standard discounted sale basis, with leasehold charges and ground rent limited restricted to the minimum required to maintain the building, which are subject to rent increases capped at the standard rate of RPI + 1%. For clar
	 

	To provide clarity and reflect national and local policy 
	To provide clarity and reflect national and local policy 
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	Phasing the timing of the delivery of affordable homes should be set out in the S106 agreement and linked to the occupation or transfer of dwellings. With regard to the phasing set out below, the Council will require the completion and transfer of all the affordable housing prior to the occupation of all the open market homes.  
	Phasing the timing of the delivery of affordable homes should be set out in the S106 agreement and linked to the occupation or transfer of dwellings. With regard to the phasing set out below, the Council will require the completion and transfer of all the affordable housing prior to the occupation of all the open market homes.  
	 
	 

	To provide clarity 
	To provide clarity 
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	Delivery of open market dwellings that significantly outstrip the delivery of affordable dwellings is not encouraged will not be supported.  
	Delivery of open market dwellings that significantly outstrip the delivery of affordable dwellings is not encouraged will not be supported.  

	To provide clarity 
	To provide clarity 
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	On smaller schemes, of 25 or more units, delivery will typically no more than 50% of the open market housing is to be occupied or transferred prior to the equivalent proportion of the affordable homes being ready for occupation.  
	On smaller schemes, of 25 or more units, delivery will typically no more than 50% of the open market housing is to be occupied or transferred prior to the equivalent proportion of the affordable homes being ready for occupation.  
	 

	To provide clarity 
	To provide clarity 
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	On larger schemes, of 25 or more units, delivery will typically be required as follows: An example of a typical S106 agreement for a larger scheme, illustrates delivery as follows: 
	On larger schemes, of 25 or more units, delivery will typically be required as follows: An example of a typical S106 agreement for a larger scheme, illustrates delivery as follows: 
	 No more than 25% of open market homes to be occupied or transferred prior to completion of 25% of affordable homes; 
	 No more than 25% of open market homes to be occupied or transferred prior to completion of 25% of affordable homes; 
	 No more than 25% of open market homes to be occupied or transferred prior to completion of 25% of affordable homes; 

	 No more than 50% of open market homes to be occupied or transferred prior to completion of 50% of affordable homes 
	 No more than 50% of open market homes to be occupied or transferred prior to completion of 50% of affordable homes 

	 No more than 75% of open market homes to be occupied or transferred prior to completion and transfer of 100% of affordable housing obligation.  
	 No more than 75% of open market homes to be occupied or transferred prior to completion and transfer of 100% of affordable housing obligation.  


	 

	To ensure guidance reflecting NPPF and local policy 
	To ensure guidance reflecting NPPF and local policy 
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	The NPPF19 is clear that where proposals for development accord with all relevant policies in a up-to-date development (like the Cornwall Local Plan);…. The Council therefore only expects an economic viability assessment to be submitted for a Policy 8 site in particular unusual circumstances. In such circumstances the onus is on the developer will be required to demonstrate why in their case the site-specific circumstances mean the Local Plan policy is not viable, together with clear bespoke evidence.  
	The NPPF19 is clear that where proposals for development accord with all relevant policies in a up-to-date development (like the Cornwall Local Plan);…. The Council therefore only expects an economic viability assessment to be submitted for a Policy 8 site in particular unusual circumstances. In such circumstances the onus is on the developer will be required to demonstrate why in their case the site-specific circumstances mean the Local Plan policy is not viable, together with clear bespoke evidence.  
	 
	19 Paragraph 57, page 16 
	 

	To reflect the NPPF and Local Plan policy 
	To reflect the NPPF and Local Plan policy 
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	84 

	In general, outline planning application will all matters reserved are not sufficiently evolved for applicants to be able to provide robust information regarding costs and values because all matters can change significantly Therefore, usually assessing economic viability at outline stage is inherently flawed. The Council’s expectation therefore is that it will generally only be considers that it is usually appropriate to assess viability at detailed planning stage, in circumstances where an economic viabili
	In general, outline planning application will all matters reserved are not sufficiently evolved for applicants to be able to provide robust information regarding costs and values because all matters can change significantly Therefore, usually assessing economic viability at outline stage is inherently flawed. The Council’s expectation therefore is that it will generally only be considers that it is usually appropriate to assess viability at detailed planning stage, in circumstances where an economic viabili
	 

	To reflect the NPPF and Local Plan policy 
	To reflect the NPPF and Local Plan policy 
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	The following guidance sets out our expectations for Economic Viability Assessments: 
	The following guidance sets out our expectations for Economic Viability Assessments: 
	 Be in accordance with the requirement of the NPPF and NPPG and have due regard to best practice, for example RICs guidance; 
	 Be in accordance with the requirement of the NPPF and NPPG and have due regard to best practice, for example RICs guidance; 
	 Be in accordance with the requirement of the NPPF and NPPG and have due regard to best practice, for example RICs guidance; 

	 Will Must Include an executive summary (as required by the NPPG); 
	 Will Must Include an executive summary (as required by the NPPG); 

	 Provide a clear account of the extraordinary and site-specific costs or the other very special circumstances which make the scheme unviable; 
	 Provide a clear account of the extraordinary and site-specific costs or the other very special circumstances which make the scheme unviable; 

	 Provide detailed and bespoke evidence behind all non-standard benchmark assumptions; 
	 Provide detailed and bespoke evidence behind all non-standard benchmark assumptions; 

	 Provide all measurements in square metres and be consistent with submitted plans; 
	 Provide all measurements in square metres and be consistent with submitted plans; 

	 Appraisals will be expected to have Considered value engineering or scenario testing different development options which might improve economic viability (for example different mixes of tenure, unit type and sizing and phasing); 
	 Appraisals will be expected to have Considered value engineering or scenario testing different development options which might improve economic viability (for example different mixes of tenure, unit type and sizing and phasing); 

	 Have a realistic and sound land value: 
	 Have a realistic and sound land value: 

	o On rural exception sites benchmark evidence and experience suggests that this is around typically £10,000 per plot for the base land cost and the Council would expect a land value in this region.  
	o On rural exception sites benchmark evidence and experience suggests that this is around typically £10,000 per plot for the base land cost and the Council would expect a land value in this region.  
	o On rural exception sites benchmark evidence and experience suggests that this is around typically £10,000 per plot for the base land cost and the Council would expect a land value in this region.  




	To reflect local circumstances 
	To reflect local circumstances 
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	o On all sites consideration should be given to the total cost of all relevant policy requirements including planning obligations and, where applicable, any Community Infrastructure Levy charge; abnormal costs (for example contaminated land, mining features, listed buildings, groundworks, drainage etc.); site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); general finance costs; and professional fees. All of which 
	o On all sites consideration should be given to the total cost of all relevant policy requirements including planning obligations and, where applicable, any Community Infrastructure Levy charge; abnormal costs (for example contaminated land, mining features, listed buildings, groundworks, drainage etc.); site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); general finance costs; and professional fees. All of which 
	o On all sites consideration should be given to the total cost of all relevant policy requirements including planning obligations and, where applicable, any Community Infrastructure Levy charge; abnormal costs (for example contaminated land, mining features, listed buildings, groundworks, drainage etc.); site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); general finance costs; and professional fees. All of which 
	o On all sites consideration should be given to the total cost of all relevant policy requirements including planning obligations and, where applicable, any Community Infrastructure Levy charge; abnormal costs (for example contaminated land, mining features, listed buildings, groundworks, drainage etc.); site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); general finance costs; and professional fees. All of which 
	o On all sites consideration should be given to the total cost of all relevant policy requirements including planning obligations and, where applicable, any Community Infrastructure Levy charge; abnormal costs (for example contaminated land, mining features, listed buildings, groundworks, drainage etc.); site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); general finance costs; and professional fees. All of which 


	 On rural exception sites: 
	 On rural exception sites: 

	o Typically £10,000 per plot for the base land cost or no more than ten times the agricultural land value at the time, whichever is lower (with the cost of site abnormals subtracted from the land value). 
	o Typically £10,000 per plot for the base land cost or no more than ten times the agricultural land value at the time, whichever is lower (with the cost of site abnormals subtracted from the land value). 
	o Typically £10,000 per plot for the base land cost or no more than ten times the agricultural land value at the time, whichever is lower (with the cost of site abnormals subtracted from the land value). 


	 On all sites: 
	 On all sites: 

	o The following costs should be taken into account (deducted) when defining land value:  
	o The following costs should be taken into account (deducted) when defining land value:  
	o The following costs should be taken into account (deducted) when defining land value:  

	 The total cost of all relevant policy requirements including planning obligations and, where applicable any Community Infrastructure Levy charge;  
	 The total cost of all relevant policy requirements including planning obligations and, where applicable any Community Infrastructure Levy charge;  
	 The total cost of all relevant policy requirements including planning obligations and, where applicable any Community Infrastructure Levy charge;  

	 Abnormal costs (for contaminated land, mining features, listed buildings, groundworks, drainage etc.); 
	 Abnormal costs (for contaminated land, mining features, listed buildings, groundworks, drainage etc.); 

	 Site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); 
	 Site-specific infrastructure costs (for example access roads and junctions, drainage systems, green infrastructure, connection to utilities etc.); 

	 General finance costs including those incurred through loans; 
	 General finance costs including those incurred through loans; 
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	 Professional fees (including professional, project management, sales, marketing and legal costs incorporating organisational overheads).  
	 Professional fees (including professional, project management, sales, marketing and legal costs incorporating organisational overheads).  
	 Professional fees (including professional, project management, sales, marketing and legal costs incorporating organisational overheads).  
	 Professional fees (including professional, project management, sales, marketing and legal costs incorporating organisational overheads).  
	 Professional fees (including professional, project management, sales, marketing and legal costs incorporating organisational overheads).  
	 Professional fees (including professional, project management, sales, marketing and legal costs incorporating organisational overheads).  
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	In accordance with the NPPF20 economic viability assessments will be made publically available along with all information relevant to any planning application, unless justified by exceptional circumstances. For more information on viability please follow the link below 
	In accordance with the NPPF20 economic viability assessments will be made publically available along with all information relevant to any planning application, unless justified by exceptional circumstances. For more information on viability please follow the link below 
	In accordance with the NPPF20 economic viability assessments will be made publically available along with all information relevant to any planning application, unless justified by exceptional circumstances. For more information on viability please follow the link below 
	https://www.gov.uk/guidance/viability
	https://www.gov.uk/guidance/viability

	 

	 
	20 Paragraph 57, page 16 
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	…the Council will reserve reserves the right to implement an economic viability review mechanism and/or impose a planning condition requiring that the development must begin begins within a timescale shorter than the relevant default period, in case of an improvement in market conditions.  
	…the Council will reserve reserves the right to implement an economic viability review mechanism and/or impose a planning condition requiring that the development must begin begins within a timescale shorter than the relevant default period, in case of an improvement in market conditions.  
	 

	To provide clarity 
	To provide clarity 
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	Issuing unviable planning consents can cause merely causes stalled sites and land-banking. A proposal with an where a submitted economic viability assessment which demonstrates that a scheme is not (in the professional opinion of the Council) commercially and economically viable is typically  unlikely to accord with policy be supported because it has not been demonstrated to be deliverable. Where an economic viability assessment demonstrates a level of return which the Council considers to be below a reason
	Issuing unviable planning consents can cause merely causes stalled sites and land-banking. A proposal with an where a submitted economic viability assessment which demonstrates that a scheme is not (in the professional opinion of the Council) commercially and economically viable is typically  unlikely to accord with policy be supported because it has not been demonstrated to be deliverable. Where an economic viability assessment demonstrates a level of return which the Council considers to be below a reason
	 

	To provide clarity 
	To provide clarity 
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	The guidance in the NPPF21 and the Council’s default position is that affordable housing should always be provided on-site, unless specific circumstances apply. ……. 
	The guidance in the NPPF21 and the Council’s default position is that affordable housing should always be provided on-site, unless specific circumstances apply. ……. 
	 …where a small number of affordable units would result which would not be practical or viable…  
	 …where a small number of affordable units would result which would not be practical or viable…  
	 …where a small number of affordable units would result which would not be practical or viable…  


	 
	21 Paragraph 62, page 17 
	 

	To reflect the NPPF 
	To reflect the NPPF 
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	In circumstances where an off-site contribution in lieu of on-site provision is acceptable to the Council, a tariff-based approach will be applied, as set out in Appendix 2.  
	In circumstances where an off-site contribution in lieu of on-site provision is acceptable to the Council, a tariff-based approach will be applied, as set out in Appendix 2.  
	 

	To provide clarity 
	To provide clarity 
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	…… The tariff is provided in Appendix 2 of this SPD.  
	…… The tariff is provided in Appendix 2 of this SPD.  
	 
	 

	To provide clarity 
	To provide clarity 
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	The Council requires the timing of payments for off-site contributions to be made at the same pace as open market dwellings are sold and/or at the equivalent rate that on-site provision would have been required. Ideally Typically the Enabling Activity Fee is required to be provided prior to the commencement of development to allow the Council to begin enabling activities to find an alternative site for delivery.  The remainder will then be required at certain points throughout the construction of the rest o
	The Council requires the timing of payments for off-site contributions to be made at the same pace as open market dwellings are sold and/or at the equivalent rate that on-site provision would have been required. Ideally Typically the Enabling Activity Fee is required to be provided prior to the commencement of development to allow the Council to begin enabling activities to find an alternative site for delivery.  The remainder will then be required at certain points throughout the construction of the rest o
	 

	To provide clarity 
	To provide clarity 
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	An example of a typical S106 agreement, illustrates the payment triggers as follows Typically the following payment triggers will be sougt:  
	An example of a typical S106 agreement, illustrates the payment triggers as follows Typically the following payment triggers will be sougt:  
	 enabling Activity Fee prior to commencement of development; 
	 enabling Activity Fee prior to commencement of development; 
	 enabling Activity Fee prior to commencement of development; 

	 25% of the off-site contribution prior to occupation of 25% of the market homes; 
	 25% of the off-site contribution prior to occupation of 25% of the market homes; 



	To provide guidance 
	To provide guidance 




	Table
	TBody
	TR
	Span
	Proposed Change Number 
	Proposed Change Number 

	Paragraph / Policy 
	Paragraph / Policy 

	Amendment proposed 
	Amendment proposed 
	New text is underlined and deleted text in strikethrough 

	Reason 
	Reason 


	TR
	Span
	 50% of the off-site contribution  prior to occupation of 50% of the market homes;  
	 50% of the off-site contribution  prior to occupation of 50% of the market homes;  
	 50% of the off-site contribution  prior to occupation of 50% of the market homes;  
	 50% of the off-site contribution  prior to occupation of 50% of the market homes;  

	 100% (or the balance) of the off-site contribution prior to occupation of 75% of the market homes.  
	 100% (or the balance) of the off-site contribution prior to occupation of 75% of the market homes.  


	 
	Exceptions may include small sites or schemes for 100% flats, which will require 100% of the payment prior to occupation of any dwellings. 
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	Exceptions to this approach may include:  
	Exceptions to this approach may include:  
	 
	 the Council, at its discretion – having regard to economic viability considerations, agrees that an alternative payment structure is appropriate;  
	 the Council, at its discretion – having regard to economic viability considerations, agrees that an alternative payment structure is appropriate;  
	 the Council, at its discretion – having regard to economic viability considerations, agrees that an alternative payment structure is appropriate;  

	 the off-site contribution is required from a scheme of 10 dwellings or fewer within a Designated Rural Area, which are subject to other payment terms;  
	 the off-site contribution is required from a scheme of 10 dwellings or fewer within a Designated Rural Area, which are subject to other payment terms;  

	 schemes for 100% flats will be negotiated on a case-by-case basis but may require 100% of the payment prior to occupation of any dwellings, typically where the freehold is to be retained.  
	 schemes for 100% flats will be negotiated on a case-by-case basis but may require 100% of the payment prior to occupation of any dwellings, typically where the freehold is to be retained.  


	 

	To provide clear guidance 
	To provide clear guidance 
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	It should be noted that proposals for inappropriately large scale developments on rural exception sites are unlikely to be considered small scale or appropriate in scale when viewed against the Local Plan and are less likely to be supported by the community.  
	It should be noted that proposals for inappropriately large scale developments on rural exception sites are unlikely to be considered small scale or appropriate in scale when viewed against the Local Plan and are less likely to be supported by the community.  
	 

	To reflect national and local policy 
	To reflect national and local policy 
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	Local Plan Policy 9 is quite clear that it requires rural exception site schemes to be led and driven by affordable homes and not open market delivery. … Policy 9 states that the primary purpose… 
	Local Plan Policy 9 is quite clear that it requires rural exception site schemes to be led and driven by affordable homes and not open market delivery. … Policy 9 states that the primary purpose… 

	To provide clarity 
	To provide clarity 
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	Significantly more than 50% affordable housing on Policy 9 sites is expected, particularly in high value zones. To enable this, there is a nationally-recognised land value for such sites to ensure that they provide the maximum amount of affordable housing possible. This is typically £10,000 per plot for the base land cost or no more than ten times the agricultural land value at the time, whichever is the lower (with the cost of site abnormals subtracted from the land value). Experience suggests that on rura
	Significantly more than 50% affordable housing on Policy 9 sites is expected, particularly in high value zones. To enable this, there is a nationally-recognised land value for such sites to ensure that they provide the maximum amount of affordable housing possible. This is typically £10,000 per plot for the base land cost or no more than ten times the agricultural land value at the time, whichever is the lower (with the cost of site abnormals subtracted from the land value). Experience suggests that on rura
	 

	To reflect local 
	To reflect local 
	circumstances 
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	A policy 9 site is an exception to normal planning policy which would prevent the site’s use for housing development. Applicants should must therefore carefully justify their proposals to the Council and the local community by being fully compliant with Policy 9, appropriate to local needs, clearly affordable housing-led and with an appropriate mix and integration of affordable and open market tenures. This is particularly the case in areas with limited need, where potential supply exceeds needs or in sensi
	A policy 9 site is an exception to normal planning policy which would prevent the site’s use for housing development. Applicants should must therefore carefully justify their proposals to the Council and the local community by being fully compliant with Policy 9, appropriate to local needs, clearly affordable housing-led and with an appropriate mix and integration of affordable and open market tenures. This is particularly the case in areas with limited need, where potential supply exceeds needs or in sensi
	 

	To reflect Local Plan policy 
	To reflect Local Plan policy 
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	Outline planning applications on Rural Exception Sites 
	Outline planning applications on Rural Exception Sites 

	To reflect national and local policy and 
	To reflect national and local policy and 
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	TR
	Span
	The Council recommends the following route for Applicants considering submitting a proposals for a rural exception sites: are encouraged to follow the detailed planning application route.  
	The Council recommends the following route for Applicants considering submitting a proposals for a rural exception sites: are encouraged to follow the detailed planning application route.  
	 A pre-application, followed by a  
	 A pre-application, followed by a  
	 A pre-application, followed by a  

	 Detailed application. 
	 Detailed application. 


	 
	A pre-application proposal is a cost effective method of receiving a formal professional opinion from the Council as to whether a planning application is likely to be supported on a rural exception site. 
	(moved up)  
	 
	Submitting A full planning application enables all details and economic viability to be assessed, thus the and a percentage of affordable housing will be to be set which is based upon actual development viability.  
	 
	Outline planning applications have some disadvantages over this route. Outline applications with all matters reserved are usually not sufficiently evolved for applicants to be able to provide robust information regarding costs and values. The layout, mix, design, materials, highways and landscaping can change significantly between the outline and reserved matters stage and therefore associated costs and values will vary significantly too. In such cases assessing economic viability and agreeing a percentage 
	 
	If the percentage of affordable housing cannot be set then it is may be difficult to assess whether a scheme meets the requirements of for an applicant to demonstrate that the proposal is in accordance with policy 9 to be and is affordable housing led. Without knowing the number of affordable homes which will be provided it is also difficult to assess whether 

	provide clear guidance 
	provide clear guidance 
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	demonstrate that the proposal is appropriate to meet local needs. Where the full details and benefits of the scheme are not known it is often may be difficult to gain community support for the proposal or to demonstrate justification for the ‘exception’ to normal planning policy.  
	demonstrate that the proposal is appropriate to meet local needs. Where the full details and benefits of the scheme are not known it is often may be difficult to gain community support for the proposal or to demonstrate justification for the ‘exception’ to normal planning policy.  
	 
	Therefore, for Because of these disadvantages, when considering outline proposals planning applications on rural exceptions sites the Council will typically: 
	• be unlikely to support an outline proposal in a Parish with low or marginal need and/or a sensitive site unless exceptional justification can be made by the applicants or community support is demonstrated; 
	• not Be unable to assess economic viability assessments at outline and agree a percentage of affordable housing; 
	• Instead set out in the S106 agreement a requirement to fix the affordable housing obligation at reserved matters stage. Outline applications will therefore be accompanied by a planning obligation requiring a maximum of 100% affordable housing, working backwards until a viable scheme is delivered. This will require the submission of a detailed economic viability assessment at reserved matters stage. The S106 legal agreement will also secure a minimum of 50% of land take for affordable housing; A tenure, un
	• Fix key variables for the appraisal in the S106 which may include affordable housing values and including land value at a maximum of £10,000 per plot (with the cost of site abnormals subtracted from the land value) and (where relevant) affordable housing values; and (which should be in line with the viability expectations set out in this SPD) 
	• require Advise that the S106 restrictions to be made clear in any subsequent marketing of the site. 
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	 Place an informative or advisory note on the decision notice stating that a planning obligation is linked to this permission requiring an affordable housing-led rural exception scheme with associated implications for land value expectations.  
	 Place an informative or advisory note on the decision notice stating that a planning obligation is linked to this permission requiring an affordable housing-led rural exception scheme with associated implications for land value expectations.  
	 Place an informative or advisory note on the decision notice stating that a planning obligation is linked to this permission requiring an affordable housing-led rural exception scheme with associated implications for land value expectations.  
	 Place an informative or advisory note on the decision notice stating that a planning obligation is linked to this permission requiring an affordable housing-led rural exception scheme with associated implications for land value expectations.  


	 
	An informative or advisory note will be placed on the decision notice stating that a planning obligation is linked to this permission for an affordable housing-led rural exception scheme and that the reserved matters application will set the level of affordable housing to be provided and will cap land value at exception site prices.  
	 
	The Council wishes to encourage expedient development of proposals which are intended to meet current local housing needs on rural exception sites and prevent speculative applications; land banking; and extended marketing of sites with speculative land values. Therefore, as directed by the NPPF, the Council reserves the right to time limit permissions, particularly for outline applications. This can be achieved by imposing a planning condition to require that a development begins within a timescale shorter 
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	117 

	Cornwall Council encourages will support applications for the development of homes on Entry Level Exception Sites which are where compliant with the NPPF and local policy. and where all of the following criteria are met: 
	Cornwall Council encourages will support applications for the development of homes on Entry Level Exception Sites which are where compliant with the NPPF and local policy. and where all of the following criteria are met: 
	 the site is sustainably located and adjacent to an existing settlement; 
	 the site is sustainably located and adjacent to an existing settlement; 
	 the site is sustainably located and adjacent to an existing settlement; 

	 the proposed site is less than 1 hectare or the proposal will increase the number of homes in the existing settlement by less than 5%; 
	 the proposed site is less than 1 hectare or the proposal will increase the number of homes in the existing settlement by less than 5%; 
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	To reflect the NPPF and the local policy 
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	 the proposal is for housing that will meet a demonstrable local need for affordable homes for first time buyers or those looking to rent and the Council are satisfied that the homes are genuinely affordable to these households based on local purchasing power or affordable rent; 
	 the proposal is for housing that will meet a demonstrable local need for affordable homes for first time buyers or those looking to rent and the Council are satisfied that the homes are genuinely affordable to these households based on local purchasing power or affordable rent; 
	 the proposal is for housing that will meet a demonstrable local need for affordable homes for first time buyers or those looking to rent and the Council are satisfied that the homes are genuinely affordable to these households based on local purchasing power or affordable rent; 
	 the proposal is for housing that will meet a demonstrable local need for affordable homes for first time buyers or those looking to rent and the Council are satisfied that the homes are genuinely affordable to these households based on local purchasing power or affordable rent; 

	 the proposal will deliver affordable housing types as defined in Annex 2 of the NPF and this SPD and is retained in perpetuity. 
	 the proposal will deliver affordable housing types as defined in Annex 2 of the NPF and this SPD and is retained in perpetuity. 
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	Proposals for self-build plots on entry level exception sites are also encouraged where they are compliant with Cornwall Council’s self-build guidance policy.  
	Proposals for self-build plots on entry level exception sites are also encouraged where they are compliant with Cornwall Council’s self-build guidance policy.  
	 

	To provide clear guidance 
	To provide clear guidance 
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	The provision of extra care housing is subject to affordable housing requirements. It is acknowledged that the provision of extra care is likely to be more expensive, due to certain features, but economic viability will be considered in the same manner as with other schemes.  
	The provision of extra care housing is subject to affordable housing requirements. It is acknowledged that the provision of extra care is likely to be more expensive, due to certain features, but economic viability will be considered in the same manner as with other schemes.  
	 

	To provide clear guidance 
	To provide clear guidance 
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	In order to be supported, proposals for extra care should consider the following principles: living at home with one’s own front door, provide culturally sensitive services in a familiar locality, provide flexible care with opportunities for independent living skills, be accessible buildings with smart technology and provide a mix of tenures to create a sense of community in accordance with the general principles in the Community Based Support and Housing Commissioning Framework 
	In order to be supported, proposals for extra care should consider the following principles: living at home with one’s own front door, provide culturally sensitive services in a familiar locality, provide flexible care with opportunities for independent living skills, be accessible buildings with smart technology and provide a mix of tenures to create a sense of community in accordance with the general principles in the Community Based Support and Housing Commissioning Framework 
	 

	To provide clarity 
	To provide clarity 
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	130 
	130 

	Any providers or developers looking to develop new, or diversify existing schemes to deliver extra care housing are strongly recommended advised to speak with Adult Commissioning and Transformation and the Council’s Affordable Housing Team at the earliest possible opportunity. The 
	Any providers or developers looking to develop new, or diversify existing schemes to deliver extra care housing are strongly recommended advised to speak with Adult Commissioning and Transformation and the Council’s Affordable Housing Team at the earliest possible opportunity. The 

	To provide clarity 
	To provide clarity 
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	recommended mechanism for this is a Planning Performance Agreement (PPA) at an early stage of the planning process. 
	recommended mechanism for this is a Planning Performance Agreement (PPA) at an early stage of the planning process. 
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	New paragraph between 130 and 131 
	New paragraph between 130 and 131 

	The provision of extra care housing is subject to affordable housing requirements. It is acknowledged that the provision of extra care is likely to be more expensive, due to certain features, but economic viability will be considered in the same manner as with other schemes.  
	The provision of extra care housing is subject to affordable housing requirements. It is acknowledged that the provision of extra care is likely to be more expensive, due to certain features, but economic viability will be considered in the same manner as with other schemes.  
	 

	To provide clarity 
	To provide clarity 
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	However, the The Council will take a pragmatic and positive approach to economic viability and may accept a lower overall level of affordable housing on sites which support the provision of………. 
	However, the The Council will take a pragmatic and positive approach to economic viability and may accept a lower overall level of affordable housing on sites which support the provision of………. 
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	To provide clarity 
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	In order to be defined as Extra Care the following consideration should be taken into account requirements should, where possible, be met: 
	In order to be defined as Extra Care the following consideration should be taken into account requirements should, where possible, be met: 
	 the self-contained accommodation should must incorporate design features to facilitate independence and safety……. 
	 the self-contained accommodation should must incorporate design features to facilitate independence and safety……. 
	 the self-contained accommodation should must incorporate design features to facilitate independence and safety……. 


	 

	To provide clarity 
	To provide clarity 


	TR
	Span
	85 
	85 

	134 
	134 

	…… Flats may should include separate kitchen, living area, bedroom(s) and a bath/shower room and could . Such flats can be provided as either open market or affordable housing, depending upon the type of scheme proposed.  
	…… Flats may should include separate kitchen, living area, bedroom(s) and a bath/shower room and could . Such flats can be provided as either open market or affordable housing, depending upon the type of scheme proposed.  
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	It is encouraged that the design reflects Design should reflect the needs of residents and . Such requirements necessitate that schemes should meet the England 2015 Building Regulations M4 (2) ‘Accessible and Adaptable Dwellings’ standards. Schemes of more that one-storey need to must have lift access.  
	It is encouraged that the design reflects Design should reflect the needs of residents and . Such requirements necessitate that schemes should meet the England 2015 Building Regulations M4 (2) ‘Accessible and Adaptable Dwellings’ standards. Schemes of more that one-storey need to must have lift access.  
	 

	To provide clarity 
	To provide clarity 
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	The majority of flats should, where appropriate, be 1-bedroom, double-occupancy homes, with a small amount of single-person properties (as required). For extra care accommodation 1-bedroom and 2-bedroom dwellings can be occupied by a single person, these homes will be age restricted to those over 60.  
	The majority of flats should, where appropriate, be 1-bedroom, double-occupancy homes, with a small amount of single-person properties (as required). For extra care accommodation 1-bedroom and 2-bedroom dwellings can be occupied by a single person, these homes will be age restricted to those over 60.  
	 
	All such homes should provide sufficient space be 2 bedroom so that, if needs be, a carer or friend or relative can be accommodated thereby obviating the removal of the occupant to a care facility as long as possible. 
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	To provide clarity 
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	The Council recognises that due to the diversity of the population and the rural nature of much of Cornwall, extra care housing will need to be flexible, and adaptable and may not feature all of these characteristics but still be effective at meeting people’s housing and care and support needs.  
	The Council recognises that due to the diversity of the population and the rural nature of much of Cornwall, extra care housing will need to be flexible, and adaptable and may not feature all of these characteristics but still be effective at meeting people’s housing and care and support needs.  
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	To provide clarity 
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	We consider that a 70 unit Extra Care scheme will require a site of approximately 0.80 hectares31.  Any affordable homes, must meet the Nationally Described Space Standard32. Appendix 4 the table in appendix 4 sets out guidance on unit types the typical unit types and approximate sizes.  
	We consider that a 70 unit Extra Care scheme will require a site of approximately 0.80 hectares31.  Any affordable homes, must meet the Nationally Described Space Standard32. Appendix 4 the table in appendix 4 sets out guidance on unit types the typical unit types and approximate sizes.  
	 
	31 Adult Services, Cornwall Council 
	32 Nationally Described Space Standards 
	32 Nationally Described Space Standards 
	https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard
	https://www.gov.uk/government/publications/technical-housing-standards-nationally-described-space-standard
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	To provide reference and clarity 
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	…… Properties should will be accessible and technology enabled to promote the use of assistive technology. ….. 
	…… Properties should will be accessible and technology enabled to promote the use of assistive technology. ….. 
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	To provide clarity 
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	The Council encourages will positively support proposals, including single storey units, to consider where the the following guidance is met; single storey units should be:…  
	The Council encourages will positively support proposals, including single storey units, to consider where the the following guidance is met; single storey units should be:…  
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	It is appreciated that single storey units as described above can be ‘land hungry’ require larger plots (and therefore land) and this can affect economic viability, especially on smaller sites.  
	It is appreciated that single storey units as described above can be ‘land hungry’ require larger plots (and therefore land) and this can affect economic viability, especially on smaller sites.  
	 

	To provide clarity 
	To provide clarity 
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	Self and custom-build (self-build) housing is defined in the NPPF34 as housing built by an individual, a group of individuals, or persons working with or for them, to be occupied by that individual. …… 
	Self and custom-build (self-build) housing is defined in the NPPF34 as housing built by an individual, a group of individuals, or persons working with or for them, to be occupied by that individual. …… 
	 
	34 Annex 2, page 71 
	 

	To provide reference 
	To provide reference 
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	155 

	Affordable self-build may provide a solution for those people in rural communities whose needs may not be met by the market and who are unable to find a suitable affordable home in their area. This will It is designed to help people to stay in and support their communities. and to support rural areas. 
	Affordable self-build may provide a solution for those people in rural communities whose needs may not be met by the market and who are unable to find a suitable affordable home in their area. This will It is designed to help people to stay in and support their communities. and to support rural areas. 
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	When applying Policies 8 and 9 of the Local Plan the Council may seek, on a case-by-case basis, by negotiation, to provide affordable self-build houses by…….. 
	When applying Policies 8 and 9 of the Local Plan the Council may seek, on a case-by-case basis, by negotiation, to provide affordable self-build houses by…….. 
	 

	To provide clear guidance 
	To provide clear guidance 
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	158 

	The method of transfer will also vary on a case by case basis but could generally include will be the sale or transfer of plots to the Council, individuals or groups of individuals, a Community Land Trust or a Registered Provider.  
	The method of transfer will also vary on a case by case basis but could generally include will be the sale or transfer of plots to the Council, individuals or groups of individuals, a Community Land Trust or a Registered Provider.  
	 

	To provide clear guidance 
	To provide clear guidance 
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	159 
	159 

	The transferred plots or units could would then be made available at lower cost to self-builders in local housing need. The homes delivered under this approach would will normally be secured as affordable in perpetuity as primary residences through a this means that they will be controlled by a legal agreement ……. 
	The transferred plots or units could would then be made available at lower cost to self-builders in local housing need. The homes delivered under this approach would will normally be secured as affordable in perpetuity as primary residences through a this means that they will be controlled by a legal agreement ……. 
	 

	To provide clear guidance 
	To provide clear guidance 
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	161 

	……. There may be other models to bring forward small scale self-build housing on rural exception sites and the Council will encourage an innovative generally seek to support innovation providing that the proposal that provides an “other affordable route to home ownership” that meets an identified local need within a community. 
	……. There may be other models to bring forward small scale self-build housing on rural exception sites and the Council will encourage an innovative generally seek to support innovation providing that the proposal that provides an “other affordable route to home ownership” that meets an identified local need within a community. 
	 

	To provide clear guidance 
	To provide clear guidance 
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	162 

	Full details of the Council’s application of the above models will be provided in our self-build guidance available at: https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/evidence-base/self-and-custom-build/  
	Full details of the Council’s application of the above models will be provided in our self-build guidance available at: https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/evidence-base/self-and-custom-build/  
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	163 

	To ensure future affordability the maximum size of an affordable self-build unit would normally be restricted to no larger than the relevant Nationally Described Space Standard (NDSS) for that property type +10% and units limited to no larger than 3 bedroom homes.  
	To ensure future affordability the maximum size of an affordable self-build unit would normally be restricted to no larger than the relevant Nationally Described Space Standard (NDSS) for that property type +10% and units limited to no larger than 3 bedroom homes.  
	 

	To provide clarity 
	To provide clarity 
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	Appendix 4 
	Appendix 4 

	Any affordable homes, must meet the Nationally Described Space Standards and in terms of extra care the following table sets out the typical unit types and sizes: 
	Any affordable homes, must meet the Nationally Described Space Standards and in terms of extra care the following table sets out the typical unit types and sizes: 
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	Glossary 
	Glossary 

	Cornwall Homechoice – the Council’s rental housing need register and allocation policy; a choice based letting scheme developed and operated in 
	Cornwall Homechoice – the Council’s rental housing need register and allocation policy; a choice based letting scheme developed and operated in 

	To provide a definition 
	To provide a definition 
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	partnership between Cornwall Council and local Registered Providers (or any successor system). 
	partnership between Cornwall Council and local Registered Providers (or any successor system). 
	P
	Grant funding – public funding used to subsidise the provision of affordable homes, typically from either Homes England or the Council. 
	P
	Help to Buy South West - the Government appointed local help to buy agency which provides a one stop shop for households seeking all forms of low cost home ownership (or any successor body) 
	P
	Link
	Span

	Span

	P
	Homes England - the body responsible for providing financial assistance to bodies including Registered Providers of social housing for the purpose of improving the supply and quality of housing in England now conferred on such body under the Housing and Regeneration Act 2008 (or any successor legislation or body replacing or amending the same). 
	P
	Stalled sites – the Council considers a site to be stalled where it does not consider it to be deliverable within a reasonable period (as determined by the Council having due regard to the NPPF) and/or where following the grant of planning permission, no significant demonstrable progress is being made towards starting development on-site. …. 
	P
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	Useful Links 
	Useful Links 

	Government guidance on viability 
	Government guidance on viability 
	Government guidance on viability 
	https://www.gov.uk/guidance/viability
	https://www.gov.uk/guidance/viability

	 

	P
	Removal of holiday use conditions – the Council’s approach is set out in a guidance note at 
	Removal of holiday use conditions – the Council’s approach is set out in a guidance note at 
	https://www.cornwall.gov.uk/media/30558885/cpoan-holiday-conditions-4-12-17.pdf
	https://www.cornwall.gov.uk/media/30558885/cpoan-holiday-conditions-4-12-17.pdf

	.  
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