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1.0

Purpose and scope

1.1

The purpose of the Affordable Housing Position Statement is to set out the
Council’s aspirations for new affordable housing based on evidenced housing
need.

1.2

The Statement pulls together existing Council policies and practice
concerning the provision of affordable housing through Planning Obligations
under Section 106 of the Town and Country Planning Act 1990, commonly
known as S106 Agreements. It does not create any new, or change existing
Council policy on affordable housing. This Statement draws on the Core
Strategy, adopted in December 2011 as part of the new Ipswich Local Plan
(formerly Local Development Framework).

1.3

The statement is reviewed annually or when necessary to reflect affordable
housing policies where changes occur under the Local Plan.

1.4

Useful links:
Ipswich Local Plan
http://www.ipswich.gov.uk/site/scripts/download_info.php?categoryID=494&d
ownloadID=170
Ipswich Core Strategy and Policies
http://www.ipswich.gov.uk/site/scripts/documents_info.php?categoryID=856&
documentID=639
Ipswich Housing Strategy
http://www.ipswich.gov.uk/site/scripts/documents_info.php?categoryID=10000
7&documentID=565
Ipswich Environmental Strategy
http://www.ipswich.gov.uk/site/scripts/download_info.php?fileID=1047&catego
ryID=100006
National Planning Policy Framework
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file
/6077/2116950.pdf

2.0

Sustainable communities

2.1

The Council is seeking to develop sustainable communities both in terms of
the impact of affordable housing on the environment and on community
cohesion. Housing developments should be designed to encourage a sense
of belonging and well-being among residents from a range of backgrounds,
ages, physical abilities and incomes. Affordable housing should be of high
quality, integrated into the overall development and truly affordable to those
whose needs are not met by the market.

2.2

The key to this is early consultation with the Council and involvement of
Registered Providers (RPs) at concept stage, as affordable housing
requirements impact on the overall design and financial viability of any
development.

2.3

We now require all affordable homes to be built to Code for Sustainable
Homes (CSH) Level 4 for developments up to 249 dwellings and for
developments of 250 dwellings or more to CSH Level 5, in accordance with
policy DM1 of the adopted Core Strategy and Policies development plan
document (December 2011).
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2.4

We also strongly encourage the development of Lifetime Homes, and the
Core Strategy and Policies development plan document expects developers
to use the Building for Life 12, which superseded the previous Building for Life
standard, which supports the implementation of policy DM5.

3.0

Housing needs in Ipswich

3.1

The Council’s Housing Needs Study 2005 and the updated Strategic Housing
Market Assessments (SHMA), undertaken for the Ipswich housing market
area and published in August 2012, evidenced a net affordable housing need
for over 580 new homes per year.
Family housing

3.2

In the Ipswich housing market overall, there is a need for an increased supply
of two and three bedroom family sized houses. Ipswich also needs a small
supply of larger family homes of 4 or more bedrooms to meet the needs of
larger families from all communities. The immediate need for affordable
housing by size is identified in Section 5 of this report.

3.3

Developers are strongly recommended to bear in mind the reluctance of local
families with children to consider apartment living as an option. Developers
are also strongly advised to consider the needs of older people when
designing smaller homes, for instance ground floor flats with small easy to
maintain gardens, lifts, good security and concierge systems.

3.4

Monitoring demand for 1 or 2 bedroom dwellings due to changes following the
introduction of the Welfare Reform Act 2012 will be necessary.
Housing with care and support

3.5

We are working with Suffolk County Council through the developing
countywide Flexicare strategy to develop high quality housing for older
people. The changes to public sector capital and revenue funding streams
have increased the need to offer a variety of affordable solutions. We will
provide accurate data to make sure such services are developed and are
financially sustainable in the long term. It is accepted that there are shortterm concerns that have resulted in a reduction in new developments for older
people across the country. However, it is essential that all partners remain
committed to supporting opportunities as they arise. In Ipswich the successful
development of the Stoke Quays scheme remains a priority. Other VSH/Extra
Care schemes may progress but they are likely to be leasehold free market
led.

3.6

We will consider and develop other opportunities to support older people
remaining in their own home such a lifetime home developments for one and
two bedroom properties.
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3.7

Useful links:
Ipswich Housing Needs Assessment 2005
http://www.ipswich.gov.uk/site/scripts/download_info.php?fileID=263&categor
yID=868
Ipswich Stock Condition Survey 2005
http://www.ipswich.gov.uk/downloads/IpswichStockConditionReport.pdf
Ipswich Housing Market Area Strategic Housing Market Assessment 2008
(SHMA)
http://www.ipswich.gov.uk/site/scripts/download_info.php?categoryID=1004&fi
leID=348
Ipswich Housing Market Area Strategic Housing Market Assessment 2012
(SHMA)
http://www.ipswich.gov.uk/site/scripts/documents_info.php?categoryID=1004
&documentID=624
Ipswich Housing Market Area Sites Viability Report June 2009
http://www.ipswich.gov.uk/downloads/Final_Ipswich_et_al_Viability_Study.pdf
Welfare Reform Act 2012
http://www.legislation.gov.uk/ukpga/2012/5/contents/enacted

4.0

Affordable housing policy requirements

4.1

The standard requirement for affordable housing provision as stated in policy
CS12 of the Core Strategy and Policies development plan document is:


20% affordable housing provision in schemes of between 10 and 14
dwellings or for residential development on sites of between 0.3ha to
0.49ha.
35% affordable housing provision in schemes of 15 or more dwellings
or for residential development on sites of 0.5ha or more.

4.2

The policy states that a minimum of 80% of any required affordable housing
provision should be in the form of social rented housing.

4.3

However, the above targets can be subject to viability testing where
considered necessary on a site-by-site basis (see Section 8 of this
statement). Furthermore, the Council recognises that the introduction of the
affordable rent tenure may be a more viable form of development than social
rent and as such is open to discussions on a tenure split to include this
provision where this would secure more affordable homes.

4.4

The presumption is for on-site provision, with affordable homes not to be
grouped in clusters of more than 12-15 in mixed developments, in line with
Core Strategy Policy DM24. In situations where viability testing has shown
on-site provision to be unviable, commuted sums will be accepted. The
developer has to satisfactorily demonstrate that it was not possible to achieve
direct provision.

4.5

Commuted sums will include an element for the costs of developing a scheme
and will be calculated on a basis to ensure that the Council can use
contributions towards the council house building programme, procure a
scheme or so that an RP can acquire a site and build the required affordable
housing.
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4.6

Off-site provision will only be considered in exceptional circumstances if the
situation provides better opportunities which on-site provision has proven to
be unviable.

4.7

Our order of preference therefore is for:
1. On-site provision
2. A commuted sum
3. Off-site provision

4.8

Within the waterfront area the requirement is for 15% on-site and 20% off-site
by means of a commuted sum as outlined above. This arrangement
recognises viability issues on the Waterfront and the need for affordable
family houses.

5.0

Property Type

5.1

The Council endeavours to ensure that a range of property types and size is
being provided to meet affordable housing needs. Whilst there will be
variances between individual sites, the Council’s Housing Register at 2013
indicates that there is a need to provide for the following sized dwellings (with
a range of 10%) as a proportion of those being provided:
1 Bed
2 Bed
3 Bed
4+ Bed

40-50%
30-40%
10-20%
0-10%

5.2

With regard to 1 and 2 Bed provision, the mix of flats, maisonettes,
bungalows and houses will be determined on a site-by-site basis with
consideration afforded to local need and other relevant circumstances. In
addition, the provision of a greater number of 3 and 4+ Bed properties on an
individual site will be considered where there is appropriate evidence of local
need.

5.3

The amount of Affordable Housing to be provided within a development is
calculated on the percentage of floor space, with minimum sizes indicated in
the following table:Table 1
Dwelling type

Floor area m2

Habitable
rooms1
1 Bed Flat
51
2
2
2 Bed Flat
66
3
3
2 Bed House
77
4
3
3 Bed House
93
5
4
4 Bed House
106
6
5-6
As shown in the supporting text to Policy DM30 of the Council’s Core Strategy
5.4

1

Bed-spaces

Developers may wish to present the Council with a range of options on how
best to meet the affordable housing requirement (please refer to section 4
above).

i.e. living rooms and bedrooms but not kitchens or bathrooms.
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6.0

Tenure and Affordability

6.1

Affordable housing is only available to households where incomes are not
adequate to be able to buy or rent a home on the open market. Affordable
housing consists of three types of tenure; social rent, intermediate rent and
affordable rent.
Social Rent

6.2

Social rented housing is where the rent charged is controlled by the national
Rent regime to ensure that it is kept affordable to people on lower incomes.
Intermediate Rent

6.3

Intermediate rented housing is housing at prices and rents in between those
of social rented and market housing which meet the criteria for affordable
housing. This includes affordable housing for rent or sale such as shared
ownership. Shared ownership allows a share of a property to be purchased
with the owner paying rent on the un-purchased part (outstanding equity).
Affordable Rent

6.4

Affordable rent was introduced in 2011; it is rented housing where the rent is
up to 80% of the local private rent. This is typically higher (and cannot be
lower) than the social rents that social landlords charge. Affordable rent is rebased each time a tenancy is issued or renewed, so will fluctuate in line with
local private rents. The 80% maximum must however be inclusive of all
service charges and not exceed the Local Housing Allowance cap for housing
benefit, so households on lower incomes are still able to afford to live in these
homes.

6.5

Affordable rent was introduced because higher rents will increase rental
incomes and allow more investment by RPs to deliver additional housing in a
time of constrained grant budgets.

7.0

Quality

7.1

Affordable housing should be designed and built to the best standards. It
should be integrated into developments and from external appearance should
be indistinguishable from the market housing.

7.2

Affordable housing dwellings should not be grouped in clusters of more than
12-15 units in mixed developments.

7.3

Affordable housing should be designed to Homes and Community Agency
(HCA) Scheme Development Standards including the appropriate
Sustainability Code level.

7.4

Car Parking should be provided for the affordable housing in the same ratio
as for the development as a whole.

7.5

The Council is keen to explore the possibility of incorporating full Wheelchair
Standard homes (See Suffolk design requirements on Suffolk County Council
web site) and Supported Housing Projects on section 106 sites.
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8.0

Viability

8.1

The Council recognises that in certain circumstances a development will not
be viable if the policy requirements for affordable housing are met in full. In
such instances, the Council invites the applicant to submit a residual land
value appraisal for the proposed development with cost and revenue inputs
clearly defined.

8.2

Where practicable, this should be carried out at pre-application stage, and
meetings between the applicant and Council officers can be arranged. The
applicant’s viability assessment will be independently verified at full cost to
the applicant.

8.3

If the scheme is deemed to be viable then it will be expected that the
Council’s policy requirements for affordable housing be met in full. However,
where a scheme would not be viable, further discussion will take place to
agree how best the scheme can be delivered, which may include a commuted
sum payment for affordable housing or off-site provision where practicable.

8.4

Useful link:
Financial viability in planning (RICS, August 2012)
http://www.pas.gov.uk/pas/aio/2784163

9.0

Role of Registered Providers (RPs)

9.1

Where there is a requirement for affordable housing, it is advisable that
developers engage with the Council in the early stages. The Council will
normally expect that in negotiations with developers any sites with affordable
housing provision will initially be offered to the Council for consideration as
part of the council house building programme. Otherwise, the Council will
expect ownership of affordable housing whether for rent or shared ownership
to be transferred to an RP.

10.0

Section 106 Agreements

10.1

The Council seeks to have the Heads of Terms of the section 106 agreement
agreed prior to the submission of a planning application. It does have its own
preferred standard clauses that it will generally want to see used.

11.0

Contacts

Ipswich Borough Council
Housing

John Richardson,
Development and
Strategy Officer

Development
Management

Lisa Chandler,
Development
Management
Team Leader

Grafton House
15 – 17 Russell Road
Ipswich
IP1 2DE
As above
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01473 433330
john.richardson@ipswich.gov
.uk
01473 432908
lisa.chandler@ipswich.gov.uk

Planning
Policy

Robert Hobbs,
Planning Policy
Team Leader

As above

01473 432931
robert.hobbs@ipswich.gov.uk

Flagship
Krista Evans
Housing Group Development
Manager
Orwell
Greg Dodds
Housing
New Business
Association
Manager

Keswick Hall
Norwich
NR4 6TJ
Crane Hill Lodge
325 London Road
Ipswich
IP2 0BE

01603 255400
krista.evans@flagshiphousing.co.uk
01473 228648
Gregd@orwell-housing.co.uk

Orbit Housing
Group

Fourth Floor
Yare House
62 – 64 Thorpe Road
Norwich
NR1 1RY
The Grange
Nutholt Lane
Ely
CB7 4EE
Iceni Homes
Unit 13
Forbes Business
Centre
Kempson Way
Bury St Edmunds
Suffolk
IP32 7AR

01603 285441
paul.bonnett@orbit.org.uk

Registered Providers

Paul Bonnett
Assistant
Development
Director

Sanctuary
Mark Osborne
Housing Group Project Manager

Suffolk
Housing
Society (Iceni
Homes)

Mike Goodson
Managing
Director
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01353 652629
mark.osborne@sanctuaryhousing.co.uk
01284 723834
mike@icenihomes.com

