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Executive Summary

Applicants and agents in particular need to read the Supplementary Planning Document (SPD)
so that they know how the Council will practically interpret and apply the requirements of the
affordable housing policies within the Local Plan, National Planning Policy Framework and
online Planning Practice Guidance.

Please read this SPD before you agree tomake transactions for land sales and purchases.

Update Note:

This update to the Supplementary Planning Document is to provide updated information on
First Homes which has been brought into force from 28 June 2021.

Executive Summary:

The Affordable Housing Supplementary Planning Document (the SPD) applies to new housing
development in Scarborough Borough (excluding the area within the North York Moors National
Park) and it will help put in place the Council’s Local Plan policies for affordable housing.

The introduction to the SPD (Chapter 1) explains the justification for requiring affordable housing
and its national and local policy context.

Chapter 2 explains the different types of affordable housing and the definition of affordability.

Chapter 3 covers the thresholds for on site provision of affordable housing. It clearly identifies
an area based approach.

Chapters 4 and 5 relates to the consideration of planning applications involving affordable
housing, including the factors involved in the negotiation such as design standards, tenure mix
and viability. It emphasises the need for applicants to supply the right type of information on
viability to the Council.

Chapter 5 covers the Council’s approach to unilateral undertakings and Section 106 legal
agreements for affordable housing, including standard agreements / undertakings which are
intended to make the planning application process clearer.

Chapter 5 also explains what happens after a planning application involving affordable housing
is determined. The procedures for collecting and monitoring financial contributions can be found
here, together with the ways the Council will spend contributions to deliver more affordable
housing throughout the Borough (set out in Chapter 4). The Council will ensure that the process
of how contributions are handled and spent is clear and transparent and readily accessible.
Contributions will be spent on projects which will secure more affordable housing in the Borough.
Contributions will be spent in a timely manner and handled efficiently. The Council will monitor
and review the process closely so that value for money is secured.

Chapter 6 and Appendix 2 relate to viability and the assessment procedure.
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Appendix 1 contains maps which show the extent of the housing market areas which apply to
Table 3.1 of this document and Policy HC3 of the Local Plan.

Quick Guide to Affordable Provision on Sites

Both this SPD and the Local Plan set out the process and requirements for the provision of
affordable housing. The following will set out the requirements (as amended by this updated
SPD) to avoid confusion.

From 28 December 2021 there will be a requirement to provide 25% of affordable homes as
'First Homes' (1)

The remainder of the affordable provision will be split between rented (affordable and/or social)
and other intermediate tenures. The tenure split remains as a 70:30 rented/intermediate split
for the remainder of the affordable housing (75%).

The following is an example of how this will work in practice:

Whitby Housing Site for 100 dwellings.
There is a requirement for 30% affordable housing (30 units).
25% of those units will be First Homes (8 units)
70% of the remaining units will be affordable/social rented (15 units)
30% of the units will be other intermediate (Discount Sales Housing, Shared Ownership,
etc) (7 units)

This updated tables show the requirements by area when a scheme for 10 or more dwellings
is proposed and there is a requirement for affordable housing.

Housing Market Areas/Parishes

Whitby, Northern &
Western Parishes (4)

Filey, Hunmanby &
Southern Parishes (3)

Scarborough (2)

30%15%10%Affordable % Contribution

Table 2.1 Affordable Requirement by Area

1 This can be put back until 28 March 2022 if there has been substantial pre-application engagement but can
also be brought forward from 28 June 2021 at the discretion of the applicant.

4 Whitby, Northern and Western Parishes consists of Whitby, Eskdaleside, Sandsend, Ruswarp, Newby,
Scalby, Burniston, Cloughton, East Ayton, West Ayton, Brompton, Sawdon, Wykeham, Ruston and Snainton.

3 Filey and the Southern Parishes consists of Filey, Hunmanby, Cayton, Seamer, Irton, Muston, Gristhorpe,
Lebberston, Reighton, Speeton and Osgodby

2 Scarborough consists of the Town area (Wards of Castle, Falsgrave & Stepney, Northstead, Weaponness
& Ramshill and Woodlands) and the Parish of Eastfield
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Housing Market Areas/Parishes

Whitby, Northern &
Western Parishes

Filey, Hunmanby &
Southern ParishesScarborough

30%30%30%First Homes

45%40%30%Discount Sales Market
Housing

Table 2.2 First Homes/Discount Market Sales housing discount of Market Values by area
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Appendix 2 Information Requirements for Viability Appraisal

This is a guide to pre-application negotiations (or later application negotiations) where there is
an affordable housing requirement that a developer considers would make the development
economically unviable. This guide needs to be read in conjunction with the rest of this SPD and
the Local Plan.

As stated within this SPD, the Council’s preferred means of securing affordable housing is by
on site provision. The Council recognises, however, that in exceptional circumstances it may
not be appropriate to negotiate on site affordable housing provision. Such circumstances are
referred to in Para 4.4 of this document. In such proven circumstances, the Council can consider
seeking to meet additional costs through additional subsidy from Homes England (17). If that
fails the Council would then look at other alternatives including a reduction in the number of
affordable homes required.

Off site provision and then a commuted sum will only be considered where all other options
have been exhausted.

Where there is a proven need for affordable housing, but a developer is unwilling to provide it,
the onus will be on the developer to demonstrate why a site should not include provision or
should not make provision on the basis of the set amount for that location. Where there is dispute
concerning the effect of providing affordable housing on the viability of a project, applicants will
be required to provide full financial details to demonstrate why they cannot provide the affordable
housing. They will also need to demonstrate that in making this assessment they have considered
indicative transfer prices set out in this SPD.

It is not sufficient for applicants to argue that the land costs did not take into account the need
to provide affordable housing as, in the national plan led planning system, it is reasonable to
expect that land values will reflect the requirements of the Local Plan. In addition, it is also
reasonable to expect that development costs will have been established from the outset by the
developer and reflected in the land acquisition price.

The Procedure for Assessment

Where developers raise issues relating to viability during pre-application discussions, the Local
Planning Authority's Viability Assessor will invite the developer to provide details of the value
of the completed development and all costs incurred to achieve this value. The information that
should be included is set out below, however other factors may need to be added.

Where viability is an issue at pre-application stage and supporting information is to be submitted
at such time an additional charge of £250 will be charged for the assessment of the viability
information, attendance by the Viability Assessor at any pre-application meetings and a written
report.

17 The Viability Assessor will calculate the total viability shortfall cost (i.e. the additional sum required to make
the scheme viable for the developer with on-site affordable housing provided). In these instances, the Housing
Strategy Officer will contact the Housing Corporation with a view to securing Social Housing Grant Subsidy
(SHG) for an RSL to enable the RSL to purchase the properties at a price that does not affect the viability of
the scheme. The amount of SHG required will be the difference between the amount the RSL can borrow
against the rents and the amount per unit required to make the scheme viable for the developer.
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The Viability Assessor will consider the financial impact of the cost on the affordable housing
on affecting the overall viability of the development. In making this assessment, the Viability
Assessor will build in an assumed acceptable developer profit level. In accordance with the
NPPF levels are proposed to be 15-20% on market housing and 6% on affordable housing.

In instances where the Developer does not provide sufficient or adequate information for the
Viability Assessor to make a satisfactory assessment the Developer will be advised what further
information is required.

In instances where the developer pushes ahead with the application without a satisfactory
assessment being made, the application will be recommended for refusal.

If there is a disagreement or a dispute concerning the Council’s own valuation, a second
independent assessment will need to be undertaken by an external valuation expert. It is
anticipated that the costs of providing this valuation should be borne by the Developer.

Within the Council’s SPD the ‘onus’ is on the developer to demonstrate why a site should not
include provision. This is fully supported by the updated NPPF.

Information Required For A Viability Assessment

Introduction

The Viability Assessment comprises a conventional Residual Valuation, comparing the projected
value of the completed development with the costs of its delivery to generate the value of the
Residential Development land. The list of information required below under a Viability Appraisal
is not exhaustive and further information may be required in certain instances.

The Following Information should be provided

A Scheme Overview

A1.1 Total Site Area

A1.2 Non Developable Area

A1.3 Net Developable Area

A2 Dwellings

A2.1 Spreadsheet showing the total numbers of market housing and affordable housing indicating
the tenure.

A2.2 Spreadsheet showing dwellings including type (detached / semi / terrace / flat / bungalow)
and number of bedrooms including individual gross internal areas (in m2).

B Development Value (GDV)

Affordable Housing SPD 202238

2 Information Requirements for Viability Appraisal



B1.1 Market value of each open market house (by type) (18) including £m2

B1.2 Transfer value of any rented product

B1.3 Sales values of Shared ownership units

B1.4 Sales values of discount for sale units

B1.5 Sales values of starter homes

C Construction

C1.1 Build costs per sqm including preliminaries (BCIS as a maximum unless more detailed
QS data is provided. If property is to a higher spec than BCIS then it is expected that this will
also be reflected in the sales price)

C1.2 External works including infrastructure (an appropriate percentage unless more detailed
information is submitted)

(Build Costs and Externals MUST be shown separately to enable a simple comparison with
BCIS figures)

C1.3 Abnormals (detailed breakdown of costs which would not be covered in build costs or
externals such as demolition)

C1.4 Contingency (percentage of build costs)

D Other Costs

D1.1 Site acquisition costs – including agent fees, stamp duty and legal fees

D1.2 Professional fees (Percentage of GDV)

D1.3 Sales and marketing costs (Larger sites will have show homes and on-site staff, whilst
smaller sites will use a local estate agent)

D1.4 Finance costs (cost of borrowing money to finance a scheme). (19)

D1.5 S106 – details of any other S106 costs such as open space or education

E Profit and Overheads

E.1 Assumption on profit levels. A developer can expect a reasonable level of profit to mitigate
any risk and thereby secure funding. A more complex development may expect a higher level
of return. Profit levels for private housing is expected to be between 15-20% (as set out in
Government Planning Guidance) and 6% for affordable housing.

18 Values will be expected to take into account such provisions as garages; therefore values of the same property
types can vary

19 In certain circumstances a cashflow sheet will be required to set out costs and revenues of the proposal over
the duration of the build that clarifies the monthly and overall finance costs.
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F Residual Land Value

F1 When the total costs, including profits are taken from the gross development value, we are
left with the amount a developer is able to pay for the land. If the amount is reasonable taking
into account comparable values and amount of uplift on the existing land use then the scheme
is considered viable.
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Appendix 3 Data on House Prices

The following information relates to the house prices in the Borough.

Whitby

In the previous 24 months inWhitby the average price of terraced and semi detached properties
has been £208,104. The average price for these type of properties when limited to 2 and 3 bed
dwellings is £184,955.

Western Villages (East & West Ayton, Brompton, Wykeham, Snainton)

In the previous 24 months in the Western Villages the average price of a terraced and semi
detached properties has been £199,243.There are more limited sales in the villages to the west
of Scarborough, however, there has been 46 sales of 2 and 3 bed terraced and semi properties
along this stretch of villages. The average sales value has been £180,337, some £20,000 lower
than total sales.

Newby and Scalby

In the previous 24 months in Newby & Scalby the average price of terraced and semi detached
properties has been £187,110. The average price for these type of properties when limited to
2 and 3 bed dwellings is £181,494 which is around £6,000 lower. Scalby itself is significantly
higher than the wider parish area with respective figures being up to £204,451 and £227,368.

Seamer, Irton & Crossgates

In the previous 24 months in Seamer, Irton and Crossgates the average price of terraced and
semi detached properties has been £179,670. The average price for these type of properties
when limited to 2 and 3 bed dwellings is £165,703 which is significantly lower.

Burniston and Cloughton

In the previous 24 months in the villages of Burniston and Cloughton the average price of a
terraced and semi detached properties has been £203,977. When concentrating on the 2 and
3 bed units the figure for Burniston and Cloughton falls to £171,300.

Southern Parishes (Gristhorpe, Lebberston, Flixton, Folkton, Muston & Reighton)

In the previous 24 months in these parishes sales have been limited, however, the average
price of terraced and semi detached properties has been £182,905. The average price for these
type of properties when limited to 2 and 3 bed dwellings is £164,908 which is considerably lower
thought the numbers of sales are limited.

Osgodby

In the previous 24months in Osgodby the average price of terraced and semi detached properties
has been £173,309. The average price for these type of properties when limited to 2 and 3 bed
dwellings is £162,407 which is circa £10,000 lower.
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Hunmanby

In the previous 24 months in Hunmanby the average price of terraced and semi detached
properties has been £166,701. The average price for these type of properties when limited to
2 and 3 bed dwellings is £160,744 which is slightly lower.

Cayton

In the previous 24 months in Cayton the average price of terraced and semi detached properties
has been £160,734 (in this instance the data seems incorrect for terraced properties, however,
the average price for semi detached is £170,188). The average price for these type of properties
when limited to 2 and 3 bed dwellings is £157,695.

Filey

In the previous 24 months in Filey the average price of terraced and semi detached properties
has been £157,197. The average price for these type of properties when limited to 2 and 3 bed
dwellings is £157,131 which is not significantly different.

Scarborough (Unparished)

Data has been assessed over the past 12 months for this area due to the high level of
transactions compared to other areas. In the previous 12 months the average price of terraced
and semi-detached properties in this area has been £150,054. The average price from these
types of properties when limited to 2 and 3 bed dwellings falls to £136,879.

Eastfield

In the previous 24months in Eastfield the average price of terraced and semi detached properties
has been £147,405. The average price for these type of properties when limited to 2 and 3 bed
dwellings is £124,970 which is significantly lower. However, it should, be noted that there has
been a large number of sales in the new Middle Deepdale sites and the sales of these on
Rightmove do not specify the number of bedrooms. These sales values have been considerably
higher than those in the existing parts of Eastfield.
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