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INTRODUCTION 

1.1	 Current Government guidance on affordable housing is provided in PPG3 (Housing) 
revised in March 2000. This incorporates the advice in Circular 06/98 published in 1998 
which remains in place. This circular replaced circular 13/96 which set out and clarified 
in some detail the approach to affordable housing. The changes from circular 13/96 to 
Circular 6/98 were minor apart from the definition of site size suitability thresholds. 

1.2	 One clarification which should be noted is that a new footnote makes it clear that 
affordable housing may include special needs housing, for example for the elderly or the 
disabled. The footnote reads “Reference to new housing development in this circular 
refers to all types of new housing development on a substantial scale. This includes, for 
example, special needs housing (and housing built to higher than normal densities) which 
is not affordable simply because it caters to a particular group; local assessments of 
needs for affordable housing may show that there are elderly households who cannot 
afford sheltered housing provided by the market.” 

1.3	  The Stockport UDP was adopted on 16th February 1998.  The adopted affordable 
housing policy (UH2.3) took on board the national policy enhancement including the 
definition of affordable housing in circular 13/96 and anticipated the site size suitability 
threshold changes in circular 06/98. Policy UH2.3 is consistent with current government 
policy. The UDP policy only provides the basic policy framework and the 
implementation of this policy requires detailed guidance which is the purpose of this 
supplementary planning guidance. 

1.4	 This note is intended to provide advice on how to include affordable housing in 
development schemes (including the number of units and type of dwellings) and the 
various mechanisms for securing affordable housing in relation to the existing adopted 
policy, UH2.3. Whilst there is no mathematical formula to determine the number and 
type of units sought, the detailing of such a procedure is intended to help standardise the 
approach in a clear, fair and consistent manner. 

1.5	 The Review of Stockport UDP was placed on First Deposit on 27th March 2002. It 
includes revised and lower development site area suitability thresholds for affordable 
housing. It also proposes that a higher percentage of affordable dwellings should be 
negotiated on suitable sites. However revision of the affordable housing policy is a 
separate and longer term process from approval of this SPG to accompany the existing 
adopted policy. When the revised policy is adopted a revision will also be required to this 
SPG. 
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2.	 THE RELATIONSHIP OF THIS SUPPLEMENTARY GUIDANCE NOTE ON 
AFFORDABLE HOUSING TO THE COMMUNITY STRATEGY 

2.1	 Stockport’s Interim Community Strategy, Towards a 2020 Vision, approved in 2002, sets 
out five broad goals, or Challenges, that aim to improve the quality of life in the borough 
for all residents. The first three of these five challenges relate directly to Stockport MBC's 
Affordable Housing Policy UH2.3 and to this SPG: 

1. Putting people first; 
2. Promoting a strong and responsible economy; 
3. Creating healthy and safe communities. 
4. Protecting and promoting our environment and heritage, and 
5. Developing learning communities. 

2.2	 The SPG furthers the objective of 'putting people first' by ensuring that there is a 
supply of affordable accommodation for households that cannot afford to buy or rent 
accommodation at market prices. The Affordable Housing policy also puts people 
first by securing a more balanced community by contributing to tenure diversification, 
generating a wider social mix in some locations, supporting key worker initiatives and 
assisting lower income households in achieving their aspirations for home ownership. 

2.3	 Shortages of housing and housing land and problems of affordability has lead to out-
migration, most likely of younger, economically active people. It may also cause skills 
shortages through failure to attract or retain residents with an appropriate skills mix. 
The Challenge of 'promoting a strong and responsible economy' is therefore furthered 
by the development of affordable housing. 

2.4	 The links between poor quality, unhealthy housing and ill-health are well documented. The 
provision of affordable housing enables lower income households to gain access to high 
quality, healthy housing. It also contributes to the creation or retention of sustainable 
communities by enabling households who might otherwise seek accommodation elsewhere 
to remain in the borough. 
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3.	 DEFINITION OF AFFORDABLE HOUSING 

3.1	 Government Circular 06/98 defines “affordable” housing as follows:- “Therefore, the 
terms “affordable housing” or “affordable homes” are used in this Circular to encompass 
both low-cost market and subsidised housing (irrespective of tenure, ownership -whether 
exclusive or shared - or financial arrangements) that will be available to people who 
cannot afford to rent or buy houses generally available on the open market …… This 
document refers to other housing as general market housing.” 

3.2	 The explanation to Stockport UDP policy UH2.3 states “Though the circular regards low 
cost market housing and subsidised housing as virtually interchangeable, in reality they 
are largely separate sectors of demand with only a small amount of overlap though the 
providers of the two sectors are likely to compete for many of the same sites. …….. 
However the main problem relates to people whose income will not support mortgage 
repayments in the general housing market and the need to subsidise their housing 
provision.” 

3.3	 A recent statement by Government Office South East has offered the following re
definition of low cost market which, provided it can be sustained, is helpful to local 
planning authorities. 

“The distinction made in Circular 6/98 between subsidised and low cost points out 
that affordable housing can be delivered both by the use of public money 
(ie.subsidised) and with the help of developer contributions, sometimes even on the 
same site. Although “low-cost” taken alone has no specific meaning, the result of 
this in the context of Circular 6/98, low cost market is an element of affordable 
housing delivered, in this case, at an agreed discount below full market value and in 
response to an identified need. Please note that this does not imply that the 
provision of smaller dwellings by the private sector can be claimed to be low cost 
market housing merely because they are relatively cheaper than large dwellings.” 

3.4	 In summary, the above advice appears to confirm that low cost market housing is 
subsidised affordable housing but primarily private housing sold at a discount to open 
market price and not involving sale to a registered social landlord. 

3.5	 Generally affordable housing will include a wide range of housing, subsidised to varying 
degrees to keep prices, whether the property be for rent or for sale, at an affordable level 
and below the market value. Council and housing association property provides the main 
source of such housing to meet the needs of people on low incomes. The subsidy for 
Council and housing association dwellings comes from government funding.  In 
accordance with adopted UDP policy UH2.3, the Council is proposing (as well as making 
provision on sites sold by the Council) to negotiate for the provision of affordable housing 
from housing developers who will provide housing at an affordable price for those who 
are unable to access market housing. Central Government funding for affordable housing 
is extremely limited in Stockport. 
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3.6	 In addition and separate from the need for affordable housing, there is also a need for 
provision for people who have special housing needs. As well as the needs for the elderly 
and people with disabilities, there is a need for smaller dwellings to meet the needs of the 
growing number of one and two person households. The provision of small dwellings 
and sheltered housing whilst welcomed by the Council, is not seen per se as meeting or 
obviating the need for affordable housing. Small dwellings can be expensive and 
unaffordable. For example, the average terraced property in Stockport which will be a 
small two bedroomed dwelling is not affordable as is shown by sales prices obtained from 
the Land Registry. 
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4.	 THE NEED FOR AFFORDABLE HOUSING 

4.1	 Until this SPG, Stockport MBC has utilised the Assessment of Housing Need: Housing 
Statement in Relation to Affordable Housing, which is set out in the current UDP 
adopted in 1998. This Supplementary Planning Guidance, however, draws on a 
Housing Needs Assessment (HNA 2000) carried out by independent consultants 
(Oldfield King Planning) in 2000. 

4.2	 The DTLR (then DETR) publication Local Housing Needs Assessment: A guide to 
Good Practice (DETR, 2000) aims to set needs assessment in the context of local 
housing strategy development and to assist local authorities in meeting their 
obligations in terms of assessing local housing needs. The Good Practice Guide (GPG) 
allows that there is no single blueprint for carrying out housing needs surveys. When 
the GPG was published, the HNA 2000 commissioned by Stockport MBC was already 
partially complete. 

4.3	 In essence, the GPG methodology for calculating the scale of housing need involves a 
four stage process (DETR 2000, pp23, 24):-

a.	 Identify the backlog of housing need for affordable housing and estimate the annual level 
that should be addressed; 

b.	 Quantify newly arising need (eg households likely to emerge during the next three to five 
years, flow of households in priority need)) for affordable housing; 

c.	 Assess the likely supply of affordable housing; 
d.	 Calculate the shortfall of affordable housing (a + b - c). 

4.4	 Whilst demand and price do differ in various parts of the borough, there is considerable 
unmet demand even in the lowest priced areas which are merely relatively inexpensive.

 Stockport is considered to be one housing market area. 

4.5	 In line with the GPG and the rationale behind the starter-homes / key worker initiative, 
household income and house price affordability shall be linked to the lower quartile 
house prices and households with less than the median but above the lower quartile 
household income. (See Section 5 and Appendix 2 (attached) of this report.) 

4.6	 The annual shortfall of affordable housing is estimated to be a minimum of 656 housing 
units. The calculation of this figure and the methodology which follows DTLR 
guidelines are set out in Appendix 1 attached to this report. However, it should be 
noted that this figure exceeds total housing provision and, in view of housing land 
constraints, will continue to do so. 

4.7	 HNA 2000 concluded that there exists untapped potential for low cost ownership 
initiatives including shared ownership and 'key workers' housing. Both SMBC 
Housing Register and Transfer Systems data and HNA 2000 data demonstrate the 
need for a variety of property sizes. The Council's current preference is for two and 
three bedroomed units. One bedroomed units generally result in higher turnover and 
less sustainable communities. However, the size and condition of specific sites on 

8 



which affordable housing can be provided, and proven changes in need and demand, 
may influence the nature of affordable housing that is to be provided by developers. 
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5. 	 AFFORDABILITY CRITERIA FOR STOCKPORT MBC 

5.1	 The Stockport Housing Needs Assessment 2000 (HNA 2000) includes an appendix 
which discusses the issue of housing affordability in Stockport. The central issue which 
it addresses is the proportion of a person’s income which should reasonably be spent on 
housing costs. As the Assessment points out, whilst there is no common view on how 
much income should be apportioned to housing costs the general methodology of 
expressing housing costs as a share of net household income is widely used as a measure 
of affordability. 

5.2	 The net median household income as per the HNA 2000 is £18,894 per annum. The 
intention is to generate housing affordable to those on less than average incomes, and 
more particularly for those households within the second quartile of incomes, that is, 
people with net earnings after tax of between £11,500 and £18,894. Given that such 
households are generally reliant upon commercial lending institutions to secure the 
necessary resources to purchase, it is sensible to base sale prices on the levels of funding 
that could be raised from these institutions. How mortgage lending criteria are used to 
set the guidelines for affordability calculations is detailed in Appendix 2 and the 
associated illustrative spreadsheets. 

5.3	 Property sizes vary and so it is the Council’s policy to suggest guideline affordable 
price ceilings for four main house types : 

Property size Number of 
Persons 

Rent per 
Week 

Monthly Mortgage 
Repayments 

Maximum 
Sale Price 

45sq.metres 
or less 

2 £62 £269 46,000 

46 to 65 
sq.metres

 3 £66 £285 48,750 

65 to 84 
sq.metres 

3/4 £68 £298 51,000 

Over 85 
sq.metres 

4/5/6 £80 £351 60,000

 The maximum price of the smallest property has been set at a level whereby a person on 
the lowest end of the income range i.e. £11,500 would pay 23% of their gross income 
(28% of their net income) in housing costs (see Appendix 2). These figures delineate 
the boundaries of what an “affordable” home would cost compared with the likely range 
of incomes levels which cover our target group of people in need of housing in the 
borough. There will be variations within the above parameters. Some people would 
choose to commit more of their income on housing costs than others and would 
therefore seek more substantial properties than others, but their needs should be met 
within the above framework. 

5.4	 These maximum prices are the guidelines for the sale prices or rent levels of affordable 
units on housing development sites in Stockport. These housing costs are not as 
affordable as the Housing Corporation’s longer term “Target rents” but in the context of 
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today’s hard market conditions in Stockport they comprise a defensible affordable housing 
policy. If the subject housing units are supplied to an RSL then they can be made more 
affordable through such mechanisms as shared ownership sales. 

5.5	 The levels of affordable housing sale prices will be reviewed annually with reference to 
the level of the Average Earnings Index  and mortgage lending rates in order to preserve 
the affordability aspect of the policy. 

5.6	 Further explanation of how the thresholds are calculated and the rationale of the 
methodology is given in Appendix 2 attached to this SPG. 
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6.	 QUANTITY OF AFFORDABLE HOUSING ON PARTICULAR SITES 

6.1	 In the achievement of successful mixed type housing development, the Council will 
negotiate to achieve 25% of the total dwellings on site as affordable units. The Council 
also considers that 25% is a desirable figure to aim for in achieving more balanced 
communities. A 25% target will make a limited inroad into reducing the shortfall in 
provision without it placing such high demands on private developers that they could not 
realistically fund them. There are only very limited areas of the Borough where private 
sector development would not be viable and it should not be necessary to reduce 
affordable housing provision by reason of poor market conditions, low profitability, etc.. 

6.2	 The policy allows for the possibility of reducing or removing the affordable housing 
content if the provision of affordable housing would prejudice the realisation of other 
planning objectives that need to be given priority. It is accepted that in some instances 
alternative benefits may be considered preferable to the provision of all or some of the 
provision of affordable housing. Where this is the case it will be necessary to 
demonstrate that the benefit is of equal or greater value than the amount of affordable 
housing that is foregone. In assessing this value the Council will have regard to the 
financial data contained in sections 5 and appendix 2 of this report and information 
supplied by the developer. Whilst these special circumstances may be taken into account 
in assessing the quantity of affordable housing to be provided on a site it does not affect 
the principle of affordable housing provision. 

6.3	 However, the Council will also take into account the economics of development in 
agreeing the precise number and type of affordable units sought. The cost of the inclusion 
of substantial community facilities sought for the proper planning of a housing scheme but 
giving benefit to the wider community may, at the Council’s discretion, be partly offset 
against the provision of affordable housing. A distinction needs to be made between 
basic infrastructure provision which cannot be offset, for example, under policy UL1.3, 
Provision of Recreation and Amenity Open Space in New Developments, necessary 
highway or transport improvements, etc. compared with satisfying planning objectives 
which will serve a much wider population. 
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7.	 SITES SUITABLE FOR AFFORDABLE HOUSING 

7.1	 UDP policy UH2.3 relates the applicability of the policy to the size thresholds laid  down 
in Circular 13/96 or subsequent advice. The current Circular 6/98 states that “the policy 
should only be applied to suitable sites, namely housing developments of 25 or more 
dwellings or residential sites of 1 hectare or more, irrespective of the number of 
dwellings.” The explanation to the policy makes it explicit that land owners / developers 
do not avoid provision of affordable housing on their sites by dividing sites below the two 
size thresholds. The Council will resist attempts to deliberately circumvent the threshold 
requirements such as by piecemeal site development or reductions in the number of 
dwellings proposed. (In particular densities not in accordance with PPG 3 will need to 
be justified to avoid rejection.) In the case of phased development the whole site should 
be subject to assessment of the affordable housing requirement prior to a consent for a 
part of the site. If difficulties exist, such as phasing and different land ownership, these 
can normally be adequately dealt with by apportioning obligations fairly through Section 
106 Agreements. 

7.2	 The policy also requires sites to be suitable in relation to the proximity of local services, 
facilities and access to public transport. The urban area of the borough has a well 
developed infrastructure, facilities and good access to public transport. In terms of 
considering suitability of site location, affordable housing should be considered the same 
as private housing with the exception of those types of affordable housing - such as elderly 
person dwellings – which have a particular need to be close to services and public 
transport. Therefore the Council is of the view that all sites within the urban area are, in 
terms of proximity of local services and facilities and access to public transport, suitable 
for affordable housing. 

7.3	 For the avoidance of doubt, the policy applies to all outline or full planning applications 
which exceed either of the size thresholds described in paragraph 7.1 above. 

7.5	 Annex B to PPG3 sets out the “rural exception policy” and such sites form a further 
category of affordable housing in many rural areas. The Council does not have such a 
policy in the UDP. Virtually all the potential rural areas, mostly in the east of the 
borough, where such a policy could theoretically apply are covered by the Green Belt and 
sites are not available adjacent to settlements for limited housing development. In 
addition no part of these “rural areas” is far from the main urban areas. The advice 
contained in this note, therefore, relates only to general housing sites and there is a policy 
presumption against rural housing provision in the Borough. 
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8. TYPE OF PROVISION 

Standards of Provision 

8.1	 When affordable housing units are being provided they must be to an acceptable 
standard of design comparable with other homes on the development. Minimum room 
sizes must be to the standards set in building standards legislation. The properties 
must comply with the minimum insulation standards set under Part L of the Building 
Regulations and any successor regulations. They must comply in general with all 
relevant Building Regulations in force at the time. Electrical and gas installations must 
be certified by the appropriate trade bodies. The Council will wish to approve the 
affordable housing specification. Where appropriate property types may indicate 
some wheelchair accessible units. 

8.2	 The type of affordable housing provision would be determined in negotiation with the 
Council’s officers taking into account the types of shortage outlined in the Stockport 
Housing Needs Assessment 2000 as updated from time to time. Developers are urged 
to discuss the type and size of affordable housing provision required by the Council at 
the earliest stage of scheme development. 

Tenure 

8.3	 The Housing Needs Assessment 2000 reveals that there is a need for more subsidised 
social rented housing, and for shared ownership and other low cost home ownership, 
including ‘key workers’ housing. The two categories, social rented and equity share 
schemes, are aimed particularly at people in the greatest housing need and are 
particularly relevant in an area such as Stockport. Shared equity schemes can bring 
people on much lower incomes into a form of owner occupation than other forms of 
affordable housing including discounted sale or low cost market housing and are 
strongly preferred by the Council in meeting affordable housing needs. 

8.4	 The Council has a strong preference for the involvement of a Registered Social 
Landlord in the provision of the affordable units, but whatever mechanism for the 
delivery of the units is adopted the arrangements must be adequate to ensure that the 
affordable units and / or any capital receipts from the units continues, in perpetuity, to 
be applied to the provision of affordable housing within the Borough. 

8.5	 Developers must be flexible in providing an overall mix of house types / sizes (both market 
and affordable housing) and need to be prepared to allow for some lower priced units to 
be constructed in high priced areas of the borough. It may be desirable in some 
circumstances where a higher proportion of larger affordable  dwellings are required to 
concentrate the discount against market value on fewer than 25% of dwellings on a site 
in order to make those dwellings genuinely affordable but this decision is one for the 
Council and provision should be according to section 9.1 of this report. 

14 



Off Site Provision 

8.6	 Only in exceptional circumstances, which would not normally include high housing prices, 
where the introduction of affordable units would conflict with other more important 
planning objectives would the Council in conjunction with the Developer agree to the 
contribution to affordability being made in the form of a commuted sum, using the formula 
which relates to off-site provision (see sections 9.3 to 9.6). Moreover, it is in the high 
priced areas where the need for affordable housing is greatest. The proportion of social 
housing is low overall in the Borough but is generally far lower in the outer higher priced 
general market housing areas than in the inner and northern parts of the Borough which 
generally contain more social housing and areas of relatively low priced market housing.
 The Council, in the interests of achieving more balanced communities, would wish to see 
a significant proportion of affordable housing provided within the outer areas of higher 
priced general market housing and especially for it to be provided within the application 
site. 

8.7	 In the exceptional circumstances of an agreement for no on site provision in exchange for 
a direct capital payment of the financial contribution, the Council will employ its best 
endeavours to use such capital towards the provision of affordable housing in the same 
committee area in the first instance. In the circumstances of a site not becoming available 
or a suitable scheme not coming forward in the same Committee Area for which the 
financial contribution could be utilised, the Council will consider schemes in other areas 
of the Borough but preferably within an adjacent Committee Area. The eight Area 
Committee Areas are illustrated on the attached plan at Appendix 3. Any financial 
contribution will be held in a ring-fenced account and be interest bearing. Any capital 
sum remaining unused after eight years will be returned to the original developer. 

8.8	 On Site Housing for Rent and Shared Ownership 
The provision of affordable housing for rent or shared ownership should preferably be 
made through a Registered Social Landlord (RSL) approved by the Council, preferably 
an RSL working in partnership with the Council. The developer should involve the RSL 
as early as practical so that the affordable housing meets the RSL requirements. 

8.9	 Development for the Elderly 
The same basic calculations will be applied in the case of owner occupied retirement 
accommodation schemes designed for the elderly. 
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9.	 USING AFFORDABILITY CRITERIA TO CALCULATE 
THE DELIVERY OF AFFORDABLE HOUSING 

9.1	 Using the methodology of the affordability criteria section above, it is determined that 
affordable units in Stockport for the year 2002/03 would have the following sales values: 

Floor Area in Sq. Sales Value £ 
metres Maximum 

< = 45 46,000 
46 - 65 48,750 
65 - 84 51,000 
> = 85 60,000 

9.2	 Until these values are changed by revisions to the income data these will be the target 
sales prices of affordable units on suitable development sites within the Borough. 
Because there is effectively a single housing market within Stockport these values will 
apply to all wards within the borough. 

Twenty Five Percent Affordability 

9.3	 Following the policy stated within the Stockport Unitary Development Plan, all 
suitable sites will have a target of 25% of the units being provided at an affordable 
cost. One quarter of all units on the site should therefore fall within the above sales 
value limits. In order to avoid developments comprising only small affordable units 
the starting point in negotiations will be that the type and size of affordable units 
should normally reflect the type and size of the scheme as a whole. These units should 
all be provided on-site and the number of affordable units may be varied only where 
the overall development design and the site constraints meant that such a percentage 
was not feasible. Revisions should then be agreed through negotiation with the 
particular Development Control Case Officer. Provision off site will only be 
acceptable in exceptional circumstances but where this is agreed by the Council the 
level of affordable provision will be set at the same level that it would have been had 
the development been entirely on the same site. 

9.4	 In order to arrive at this same level of contribution the number of units within the 
primary site should be divided by 3 to give the total number of affordable units that 
must be produced. These units should either be provided on an agreed site elsewhere 
or funding provided to the Council in order to finance the same provision, bearing in 
mind the sales value maxima in the above table. The following example illustrates how 
the calculation would work: 
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Number of units on the main development site - 60

Affordable units provided elsewhere (60/3) - 20

Compared with on-site provision of 15 units (60 x 25%) 
Size of combined Development (60 + 20) - 80 
Proportionate Affordable provision remains at 25% (80 x 25% = 20 units) 

9.5	 The developer must therefore provide 20 units on a second site at an affordable cost or 
make a commuted sum available sufficient for the Council to make the same provision, 
taking into account the costs of development and site acquisition less the affordable 
sales prices. This formula ensures that there is no difference in the proportionate level 
of contribution towards affordable provision between the on-site and off-site options. 

9.6	 Before the sum can be calculated certain matters need to be clarified. Firstly, it must be 
established what kind and size of affordable units need to be provided elsewhere using 
the commuted sum. Having reference to the Housing Needs Assessment the Council 
will establish this in discussion with the developer. The type of provision may not 
always be identical to the sort of units being provided on the primary site, but will be 
units which are identified as needed in the locality. The next step is to establish, again 
in discussion with the developer, the cost of building the needed units, having 
consideration for the cost of land in the area as well as build costs. The full 
development cost will not always be the same as the full market value but may often be 
less. The final step is to deduct the affordable price (as per the table of affordable 
costs above) from the development cost and multiply the difference by the agreed 
number of units to give a total commuted sum. The following example illustrates the 
process. 

Number of developer’s units on site 60 
Agreed number of affordable units 20 (equal to one third of the site) 

Agreed cost of developing each affordable unit £65,000

(including acquisition costs)

Affordable cost of each unit £51,000

Discount required per unit £14,000


Total Commuted Sum (£14,000 x 20) £280,000 

9.7	 The economic effects of off–site as opposed to on site provision can be 
illustrated as follows. Assume a gross profit margin of 20% for the open market units, 
no difference between the specifications of the open market units and the affordable 
units and a sales price of £51,000 each for the affordable units and £78,000 for the 
open market units: 
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On Site Development 

Number of units on site - 60 
Total Cost of Development (at £65,000 per unit) 3,900,000 

Total receipts –  Market sales (£78,000 x 45) 3,510,100
 Affordable units (£51,000 x 15) 765,000 

Gross Income 4,275,100 
Gross Profit  375,100 

Gross return on capital employed  9.6% 

Off Site development 

Number of units on site - 60 
Cost of on site Development (at £65,000 per unit) 3,900,000 
Commuted Sum as per paragraph 9.6 280,000 
Total costs  4,180,000 

Total receipts –  Market sales (£78,000 x 60) 4,680,000 

Gross Profit  500,000 
Gross return on capital employed 12% 

As can seen the off-site provision requires a greater level of capital to be employed but 
the percentage gross profit returned (before administration, loan charges and tax)  is 
higher even allowing for the fact that the commuted sum reflects the true position of a 
scheme of 80 units rather than 60. It must though be borne in mind that the Council has 
a presumption against off-site provision and would only agree to the use of a commuted 
sum in exceptional circumstances. 
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10.	 “PARTICULAR” DEVELOPMENT COSTS 

10.1	 The cost of providing affordable housing, other planning obligations and overcoming 
development constraints should be accounted for in the land purchase price. The Council 
does not accept situations where developers purchase land with an assumption that the 
requirements for affordable provision will be reduced to ensure viability. To help 
developers make informed land purchase arrangements, the Council will be willing to 
engage in early discussion of the scale and type of affordable housing provision required.
 Other requirements may be necessary to make a housing scheme function effectively or 

for the proper planning of a housing scheme. Examples include the operation of Policy 
UL1.3, the Provision of Recreational and Amenity Open Space in New Developments and 
contributions towards public transport improvements. These planning requirements will 
not be regarded as reason to relax the requirement for affordable housing. 

10.2	 Circular 06/98 states that in assessing the suitability of sites for affordable housing that 
may come forward account should be taken of “whether there will be particular costs 
associated with the development of the site.” No further clarification is given, but the 
Council recognises that there may be exceptional circumstances in which particular costs 
associated with the development of a site need to be taken into account when assessing 
the quantity or level of affordable housing or the extent of a financial contribution. Such 
“particular” known costs may be taken wholly or partly into account if the development 
in the Council’s view would serve an overriding planning objective which cannot 
otherwise be achieved. However, such an assessment needs to be supported by an 
audited professionally certified financial statement. 

10.3	 However, as stated in paragraph 10.1, negotiations will be normally carried out on the 
assumption that the development site has been bought at a price which reflects all the 
known development constraints, including infrastructure, services, and planning related 
requirements including provision of open space and affordable housing. Only costs 
which were not reasonably foreseeable at the time of site acquisition will be taken into 
account for the purposes of affordable housing negotiations. 

10.4	 Moreover, in such circumstances the onus will be on the applicant to demonstrate that 
these are genuine additional costs that are not offset by depreciated land value, were not 
known about prior to purchase or cannot be recouped in the sale price of units. Survey 
prior to purchase usually resolves this issue. In the event of a developer demonstrating 
“particular” costs to the satisfaction of the Council, a negotiated deduction may be made 
either to the scale of affordable housing provision, its type, or, in exceptional cases, a 
financial contribution in lieu of provision on site but this is a matter for the Council when 
the planning application is determined. 
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11.	 PROCEDURE FOR DEALING WITH DEVELOPERS 

11.1	 Overall responsibility for dealing with planning applications involving affordable housing 
lies with the Council’s Development Control Section of Environment and Economic 
Development Services (EEDS). The Development Control Case Officer for the particular 
Committee Area in which the application falls will deal with  the application including 
affordable housing negotiations. 

11.2	 The Development Control Case Officer will consult the Planning Policy Officer and the 
Housing Policy Officer (both within the Planning and Housing Policy Section) and the 
Project Officer – Housing Associations (within Housing Renewal) in EEDS immediately 
an enquiry or planning application is made and convey the affordable housing requirement 
to prospective developers and act as the contact for subsequent negotiations. Other 
Council officers will be contacted as necessary by the Case Officer. 

11.3	 The Council will help facilitate the achievement of schemes by suggesting particular RSL’s 
to act as partners to developers in delivering or managing affordable housing, in particular 
advice to developers will be co-ordinated with the Stockport Housing Strategy. In most 
cases this would mean that developers would be encouraged to make available rented or 
shared ownership to one of the RSLs working in partnership with the Council. 

11.4	 In the circumstances of the affordable housing requirement being fulfilled off site by means 
of a financial contribution, such capital sums would be “ring-fenced” for Affordable 
Housing Initiatives together with any interest accruing. These initiatives may take the 
form of the Council, in its own right, utilising the funds to provide appropriate new, or 
converted units or purchasing dwellings for improvement for use by the Council’s 
nominated tenants. It could also be used for Registered Social Landlord schemes. 
Expenditure would be made under the supervision of the Housing Renewal Section 
subject to Council approval. The Council may also decide to contribute from its own 
resources (land or funding) to an affordable housing project which utilises Affordable 
Housing Initiatives capital sums. 

11.5	 In cases where it is established that a developer is not prepared to provide sufficient 
affordable housing and fails to offer a reasonable justification, the Development Control 
Case Officer will advise the applicant of the intention to recommend refusal of planning 
permission. An example of a standard reason for refusal is as follows, although this may 
require modification to deal with the specific circumstance in question:-

“The proposal fails to include sufficient provision of an appropriate type of affordable 
housing to address identified local needs and as such is contrary to Policy UH2.3 of 
Stockport UDP and Circular 06/98.” 
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12.	 OTHER POLICY CONSIDERATIONS 

12.1	 Policies relating to privacy levels, design, materials, tree retention, open space standards 
and other development control standards, some of which are incorporated within Adopted 
UDP Policies, are equally relevant to affordable as to other forms of housing. Circular 
06/98 requires integration of the affordable housing with the general market housing  and 
consistency is therefore important. 

12.2	 Car parking provision is one area in which more flexibility is advocated in Circular 06/98.
 In locations readily accessible to a high quality of public transport, in particular within 
Stockport town centre or along the major bus route corridor of the A6, reduced car 
parking provision may be considered more favourably. Away from such locations the 
existing car parking standards will normally apply. A replacement Supplementary 
Planning Guidance Note “Car Parking” is in preparation taking account of Planning Policy 
Guidance Notes number 3, Housing and 13, Transport. 

12.3	 The Council regards its Affordable Housing policy as contributing to more sustainable 
socially more mixed communities, social inclusion and the Community Strategy. 
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13.	 MONITORING AND ENFORCEMENT 

13.1	 Once agreement has been reached on the details of each affordable housing scheme, this 
information should be passed to the Planning and Housing Policy Section of EEDS where 
a record of all such developments will be kept. This will help measure progress in 
providing affordable housing. Knowledge of past schemes will help in the assessment of 
affordable housing completions in the future and is an essential UDP monitoring 
requirement. 

13.2	 The Development Control Section will need to carry out periodic checks to ensure that 
the objectives of the policy are being met, ie. that the dwellings created are continuing to 
be used as affordable housing. 
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14.	 CONDITIONS AND PLANNING OBLIGATIONS 

14.1	 The wording of conditions and planning agreements / obligations will vary depending on 
the circumstances of each case. It is important for a planning agreement to be drawn up 
and signed prior to the issue of outline or full planning consent. However, at the outline 
application stage a condition relating to the requirement for affordable housing will also 
be imposed. 

14.2	 Matters to be covered in a planning agreement will include clauses to:-

1.	 Set out the requirement for affordable housing at the outline or full application 
stage; 

2.	 Ensure dwellings are transferred to a RSL at the specified affordable price or are 
made available to qualifying persons in housing need at the affordable price; 

3.	 State the number of units and show their location on a plan; 

4.	 State the specification of the dwellings to be transferred to a RSL; 

5.	 Ensure the provision of a financial contribution in lieu of actual housing units 
(where this approach is both acceptable to the Council and the Developer ); 

6.	 Ensure the affordability of rented accommodation in perpetuity; 

7.	 Ensure proper control is exercised over the occupancy in perpetuity; 

8.	 Ensure any re-sales retain the element of affordability in perpetuity; 

9.	 Prevent completion / occupation of a specified proportion of the general housing 
until the affordable housing has been built / occupied. 
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Appendix 1. 

Calculation of the current annual need for affordable housing 

a.	 The process adopted here involves the four stage process identified in Section 4 of this 
SPG: 

a.	 Identify the backlog of housing need for affordable housing and estimate the annual 
level that should be addressed; 

b.	 Quantify newly arising need (eg households likely to emerge during the next three to 
five years, flow of households in priority need)) for affordable housing; 

c.	 Assess the likely supply of affordable housing; 
d.	 Calculate the shortfall of affordable housing (a + b - c). 

2.	 The borough wide housing needs assessment carried out in 2000 provides a wealth of data 
about housing need in Stockport. In line with GPG recommendations (DTLR, 2000, 
p134ff) Stockport MBC will utilise additional, secondary internal and external data 
sources including: 

•	 2001 Census (when available); 
•	 Statistics from the Continuous Recording (CORE) system regarding lettings made by 

Registered Social Landlords (RSLs); 
•	 Housing Investment Programme Statistical Appendix; 
•	 Stockport MBC Housing Register and Transfer Systems; 
•	 H M Land Registry; 
•	 SMBC Right to Buy; 
•	 New Earnings Survey 

3.	 In line with the GPG and the rationale behind the starter-homes/key worker initiative, 
household income and house price affordability shall be linked to the lower quartile house 
prices and households with less then the median but above the lower quartile household 
income. 

4.	 The current backlog of housing need among existing households has been identified using 
the HNA 2000 and SMBC Housing Register and Transfer Systems data. 

a.	 Housing Register data is recognised as a valid source of data about the demand and/or 
need for affordable housing. Stockport MBC Housing Register and Transfer Systems 
show that as at January 2002 there were: 

•	  6311 households on the housing register of which 5183 would accept a housing

association nomination;


•	 1593 households on the transfer list register of which 952 would accept a housing

association nomination;


•	 2304 households on the Housing Register were classified as lodgers, ie emerging 

24 



households. 
•	 When emerging households are excluded, this gives a known backlog of 6311 + 1593 

2304 = 5600. 

b.	 The HNA 2000 estimated that: 

•	 6187 existing households and 2168 emerging households that expect or wish to move 
within Stockport over the next three years, of which 1167 households expected to 
purchase their next home outright. 

Table 1 compares Housing Register/Transfer system and HNA 2000 data 

Source Households 

Existing Emerging Total 

Housing Register/Transfer system 5600 2304 7904 
HNA 2000 6187 2168 8355 
Average 5893 2236 8130 

The GPG suggests taking an average of different means of estimating the backlog of housing 
need and applying a ratio of the backlog that should be met each year. The GPG used 20% in 
an example and this figure would appear the most realistic in the Stockport context. This 
gives a figure of 1179 units per annum (20% of 5893). If households waiting to form are 
included then the housing need to be addressed each year rises to 2032 (20% of 8130). 

5.	 Newly arising housing need has been identified using HNA2000 data and Housing Register 
System data concerning applicants for rehousing who are categorised as 'lodgers'. In line 
with the GPG, homeless acceptances drawn from HIP returns are used to estimate 
additional housing need likely to emerge. 

a.	 The SMBC Housing Register System shows that, as of January 2002, a total of 2,304 
households on the Register were categorised as 'lodgers'. This figure represents a 
reasonable proxy for households known to be waiting to form. 

b.	 HNA 2000 analysis of cases where income data was provided found that, where housing 
expenditure of 25% of net annual income (NAI) is applied 501 (or 75% of households 
providing income data) emerging households would not be able to access market housing. 

When this HNA 2000 data is grossed up to derive an estimate of the need for affordable 
housing among all cases (whether income data was provided or not), the figure for 
emerging households at 25% of NAI is 1626 households per annum (75% of 2168). 

HNA 2000 also found that 4% of emerging households would prefer to purchase their 
next home through a shared ownership scheme. 
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c.	 Homelessness acceptances for the years from 1996/97 to 2000/01, as recorded in HIP 
returns, are recorded in Table 2. The average figure for the 5 years will be fed into the 
estimate of emerging housing need. 

Table 2 Homelessness Acceptances from HIP Returns 
1996/97 1997/98 1998/99 1999/2000 2000/01 Total 
247 196 210 199 206 1058 
1058 households accepted as homeless, averaged over 5 years = 212 

6.	 The overall level of housing need among existing and emerging households is estimated 
here. 

a.	 Housing Register: 6311 households 
Transfer System: 1593 households 
Total 7904 households 

b.	 HNA 2000 re weighted data to include all respondents. 5621 existing and emerging 
households were identified as being likely to move within the next three years and as being 
unable to afford market housing costs at 25% of NAI, and therefore requiring affordable 
housing. The average figure produced by combining the Housing Register and HNA 2000 
data is: 

25% NAI 
Housing Register/Transfer data 7904 
HNA 2000 5621 
Total 13525 
Average 6762 

This figure does not include households estimated as becoming homeless in subsequent years. 

Analysis of HIP data shows that the number of applicants on the register is rising. Table 3 
refers. 

Table 3 Rising number of applicants on the Housing Register 
April 1 1996/97 1997/98 1998/99 1999/00 2000/01 
Households on register 5999 6805 6841 7054 7151 
Rate of increase on previous 
year 

.. 13.4% 0.5% 3.1% 1.4% 

The council is entitled to nomination rights over a relatively high proportion of RSL vacancies. 
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 Applicants for such nominations are registered with SMBC. This assessment of housing need 
does not, therefore, include data drawn from RSL waiting lists. Indeed the inclusion of RSL 
waiting list data would require amendment to compensate for multiple counting of households 
registered with more than one social landlord in Stockport, and to add households registering 
with one or more RSLs, but not with the council. 

In addition, the presence of households waiting to form from existing households living in 
Stockport MBC stock, suggests that there may be emergent households in similar 
circumstances currently living in Manchester City Council (MCC) housing in Stockport. Given 
the low (and reducing) number of MCC units in Stockport no attempt has been made to 
quantify the level of unmet need among Stockport residents living in MCC stock. 

7.	 The annual supply of affordable housing is estimated here from local authority lettings 
data, RSL lettings data, and the likely supply of additional RSL units. 

Table 4 gives total lettings of social housing for the past four years. Housing with Stockport 
boundaries but owned by Manchester City Council (MCC) is not included because it is not 
readily available to Stockport residents. 

Table 4 Lettings of social housing in Stockport 
1996/97 1997/98 1998/9 1999/00 2000/01 

Total SMBC lettings 1830 1706 1603 1602 1465 
Deduct transfers within SMBC stock 502 443 373 427 437 
Deduct mutual exchanges 90 72 93 68 51 
Sub-total 1238 1191 1137 1107 977 
RSL lettings (net of transfers) 566 591 487 500 562 
Total social housing lettings 1804 1782 1624 1607 1539 
Rate of change (decrease on previous 
years lettings) 

.. 1.2% 8.9% 1.0% 4.2% 

The average decrease in lettings is likely to be in the region of an estimated (% change equals 
15.3%, divided by 4 years) 3.8% or 58 units which estimates lettings in 2001/02 as 1481 
lettings. This figure is very similar to the figure of 1500 lettings estimated by the HNA 2000. 

While the number of lettings has fallen between 1996/97 and 2000/01, the number of 
applicants on the housing register has risen. 

Additional supply of social housing can be estimated from increases in the number of RSL 
units available. Such increases must be offset against Right to Buy sales, of which there were 
162 in 2000/01. Table 5 shows the number of RSL units in Stockport. The number of SMBC 
and Manchester City Council, and private sector dwellings are included for comparison. 

27



Table 5 Number of dwellings in Stockport, by ownership 
Year RSL stock SMBC 

stock 
MCC 
Stock 

Private 
Sector 

Total 
dwellings 

1996/97 4457 13909 1500 102042 121908 
1997/98 4682 13810 1477 102163 122132 
1998/99 4704 13649 1445 102570 122368 
1999/00 4647 13486 1419 103413 122965 
2000/01 4831 13305 1373 103691 123200 
The vast majority of private sector dwellings are in owner occupation. Manchester 
City Council (MCC) stock is not generally available to Stockport nominees. 

As Table 5 shows, RSL stock in Stockport has increased by 374 units between 1996/97 and 
2000/01, which gives an average increase of 93.5 units. This is similar to the 100 units per 
annum estimated by the HNA 2000. However, this increase should be seen in the context of 
current Housing Corporation Approved Development Programme (ADP) which is unlikely to 
deliver 100 units in future. Indeed an annual figure of 35 additional units would be more 
realistic. Additional RSL units should also be offset against the reduction of SMBC owned 
dwellings from 13909 at 1 April 1997 to 13305 at 1 April 2001, a reduction of 604 dwellings 
(average 151). 

8.	 Calculation of the shortfall of affordable housing is derived from the difference between 
housing need and the supply of affordable housing. 

20% of existing need (20% of 5893) 1179 
33.3% of newly arising need (1/3 of 2236 households)   745 plus 
Estimated homeless acceptances  212 
Subtotal 2136 less 

Estimated supply of social housing (lettings)	 1481 

Estimated shortfall of affordable housing	  655 units 

An alternative method of estimating the supply of social housing (which would increase the 
shortfall) would be: 

Level of lettings estimated in the HNA 2000 1500 plus 
Estimated RSL newbuild units  35 less 
Estimated Right to Buy sales (as 2001)  162 
Total supply of social housing 1373 

Estimated shortfall of affordable housing  764 units 

9.	 A crude estimation of the number of households requiring particular house types and 
property sizes can be derived from Housing Register and Transfer systems and from HNA 
2000 data. However the size and condition of specific sites on which affordable housing 
scheme mix can be provided influence the nature of affordable housing that can be 
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provided by developers. The figures cited here therefore should be reflected in the size of 
affordable units to be provided. 

Analysis of Housing Register data shows a backlog of need for: 

Households from housing register and transfer system as at 23 January 2002 
Bed queue 1 bed 2 bed * 3 bed 4 bed Non 

Elderly 
totals 

Elderly 

Household 966 1045 742 98 2851 
Lodger 1585 585 130 4 2304 
Transfer 216 471 418 77 1182 
Totals 2767 2101 1290 179 6337 
Elderly households 1567 
*Additional household added in 

However households registered for one-bed accommodation are so defined by definition of need 
which does not necessarily take household growth, preferences or aspirations into account. The 
provision of two bedroomed units as opposed to one bedroomed units is more likely to contribute 
to more sustainable communities especially in the longer term. While the figures demonstrate 
unmet need for a variety of property types the Council's current preference will normally be for 
two and three-bed housing units. 
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APPENDIX 2 - The Calculation of Affordability Thresholds 

1 Household Income 

As a person’s income increases the proportion of that income which can be dedicated to 
housing costs without adversely affecting the person’s ability to pay for other necessities 
increases. The more impecunious the individual the smaller is the percentage of their income 
that can be safely expended on housing costs. What follows therefore is that before an 
assessment of the affordability of a particular home can be made, the level of income of the 
person living in the property has to be identified. 

The Council’s affordable housing policy is designed to provide affordable homes for those 
people who would not otherwise be able to afford a home in the borough. The HNA 2000 
Stage 2 survey results revealed the median net household income in Stockport to be £18,894. 
The approximate lower quartile of incomes was £11,500, although this was heavily influenced 
by persons funding their housing costs out of unearned income (students and benefit 
recipients). A survey published in December 2001 by the Labour Research journal showed 
gross average male earnings in Stockport to be £22,245 and those of women to be £16,500. 
It would seem reasonable therefore to target the affordable housing policy at those households 
with net earnings of less than the median of £18,894, but above the lower quartile since 
persons on very low incomes are likely to be able to obtain benefit assistance with their 
housing costs. 

2 Affordability Thresholds 

In the context of an affordable housing policy it is only the lower income households that are 
being catered for. The question of how much a person can afford to pay for housing then has 
to be established. It is here that there has been some differences of opinion amongst housing 
professionals. The National Housing Federation, mortgage lenders, the Housing Corporation 
and the Rent Officer Service have all made efforts to resolve this issue. The HNA 2000 
addresses the matter but leaves the issue open to determination by the Council by illustrating 
the consequences of adopting one of a range of values between 20% and 35% of net income 
being dedicated to housing costs. 

Additionally the Housing Corporation have used a different measure of affordability in it’s 
‘Rent Influencing’ regime. In the short term it has set rent caps for a range of property sizes 
thus: 

Property size Number of Persons Rent per Week 

40 to 45sq.metres 2 £53 
65 to 70 sq. metres 3/4 £68 
85 to 90 sq. metres 4/5/6 £80 
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In the longer term, as part of its re-structuring objectives it has set ‘Target rents’ linked to 
capital values in discrete geographical areas. The intention over the coming years is for 
housing associations to adjust their rent levels to match these target rents, with rent increases 
being limited to no more than increases in the RPI. The figures for Greater Manchester for 
small flats for 2001/02 are: 

Capital Value Target rent £ 
45,000 50.32 
50,000 52.04 
55,000 53.76 
60,000 55.47 

In due course target rents for Stockport will be produced and it is likely that they will be 
higher than the Greater Manchester figures because of Stockport’s high market levels. 

The main stockholding RSLs in Stockport have signed up to the Stockport Housing 
Partnership agreement which has a policy of limiting rent levels and subsequent rent increases 
due to affordability concerns. Rents now are typically below the Housing Corporation Rent 
Cap levels. 

The Halifax bank, through it’s income multiples model regards  23% of gross income (28% of 
net income) as an affordable proportion of income to be spent on housing. 

3 An Affordable House Price 

The above evidence taken as a whole is suggesting that affordability in Stockport is only 
achievable by limiting costs of housing to a fixed percentage of income. Taking our cue from 
the commercial lending sector a  maximum 23% of gross income (28% of net after tax and 
N.I.) commitment for people on average or lower than average incomes would seem to be an 
affordable level. Comparing this starting point with the Housing Corporation’s rent caps there 
is a convergence at a cost level of £60,000 in capital value for a larger flat or house (two or 
three bedrooms) thus: 

Mortgage Weekly repayments Percentage of Net Housing Corp. Rent 
Loan Median Income Cap 

£ 60,000 £80.63 23% £80.00 

The mortgage repayments are based upon current rates of 5% (tied to Bank Base Rate of 4%) 
for a 25 year repayment mortgage with annualised interest.  These repayments do not of 
course include building insurance and maintenance costs, which would account for 
approximately £10 per week in housing costs (using the Housing Corporation guides to 
maintenance costs), but these costs would in most cases be offset by the revenue impact of a 
capital deposit. 
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4 Conclusion 

The net median household income as per the HNA 2000 is £18,894 per annum. The intention 
is to generate housing affordable to those on less than average incomes, and more particularly 
for those households within the second quartile of incomes, that is, between £11,500 and 
£18,894 net. Given that such households are generally reliant upon commercial lending 
institutions to secure the necessary resources to purchase, it is sensible to base sale prices on 
the levels of funding that could be raised from these institutions. 

Property sizes vary and so it is the Council’s policy to suggest guideline affordable price 
ceilings for three main house types: 

Property size Number of 
Persons 

Rent per 
Week 

Monthly 
Mortgage 

Repayments 

Maximum 
Sale Price 

45sq.metres or less 2 £62 £269 £46,000 
46 to 84 sq. metres ¾ £68 £298 £51,000 
Over 85 sq. metres 4/5/6 £80 £351 £60,000 

The maximum price of the smallest property has been set at a level whereby a person on the 
lowest end of the income range i.e. £11,500 would pay 23% of their gross income in housing 
costs. Because the policy is targeted at persons in the second income quartile the price is 
likely to also act as a floor to the price range. 

The attached spreadsheet shows how incomes, rent levels and house sale prices converge as 
per the above table. 
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APPENDIX 4 – EXTRACT FROM STOCKPORT UDP – POLICY UH2.3 

UH2.3 PROVISION OF AFFORDABLE HOUSING 

AFFORDABLE HOUSING WILL BE PROVIDED TO MEET AN IDENTIFIED NEED 
TO MAKE SUCH PROVISION FOR PEOPLE ON LOW OR MODERATE INCOMES 
WHO CANNOT AFFORD TO RENT OR BUY THEIR OWN HOME IN THE 
BOROUGH IN CURRENT OPEN MARKET CONDITIONS. PROVISION WILL BE 
MADE ON SITES SOLD BY THE COUNCIL, AND THE COUNCIL WILL ALSO SEEK 
TO NEGOTIATE FOR AN ELEMENT OF AFFORDABLE HOUSING ON OTHER 
SUITABLE SITES, BY MEANS OF THE FOLLOWING MEASURES: 

A) 	 PROVISION OF SMALL HOMES AT HIGH DENSITIES (BUT IN 
ACCORDANCE WITH THE COUNCIL’S NORMAL DEVELOPMENT 
CONTROL STANDARDS) AND/OR 

B) 	 RESTRICTIONS ON THOSE ELIGIBLE TO LIVE IN THE PROPERTY. 

IN ORDER TO ENSURE THAT THE BENEFIT OF LOW COST PROVISION IS 
ENJOYED BY INITIAL AND SUBSEQUENT OCCUPIERS, RESTRICTIONS ON 
OCCUPANCY WILL BE THE SUBJECT OF CONDITIONS OR AGREEMENTS UNDER 
SECTION 106 OF THE TOWN AND COUNTRY PLANNING ACT 1990 (BUT THE 
COUNCIL WILL NOT IMPOSE ADDITIONAL OCCUPANCY CONTROLS WHERE 
MANAGEMENT OF THE AFFORDABLE HOUSING BY A REGISTERED SOCIAL 
LANDLORD WILL PROVIDE AN ADEQUATE DEGREE OF CONTROL). 

IN ASSESSING THE SUITABILITY OF SITES THE COUNCIL WILL HAVE REGARD 
TO THE FOLLOWING FACTORS: 

1. 	 THE POLICY WILL APPLY TO DEVELOPMENTS IN ACCORDANCE WITH 
THE THRESHOLDS LAID DOWN BY GOVERNMENT POLICY IN 
PARAGRAPH 10(b)(i) OF CIRCULAR 13/96 ISSUED IN AUGUST 1996 (OR 
SUBSEQUENT ADVICE); 

2. 	 THE PROXIMITY OF LOCAL SERVICES AND FACILITIES AND ACCESS 
TO PUBLIC TRANSPORT; 

3. 	 THE PROVISION OF AFFORDABLE HOUSING SHOULD NOT PREJUDICE 
THE REALISATION OF OTHER PLANNING OBJECTIVES THAT NEED TO 
BE GIVEN PRIORITY; AND 

4. 	 THE NEED TO ACHIEVE A SUCCESSFUL MIXED TYPE HOUSING 
DEVELOPMENT, ENSURING THAT THE PROPORTION OF AFFORDABLE 
HOUSES IN THE OVERALL TOTAL ON A SITE IS CAREFULLY SELECTED 
AND NOT SET AT TOO HIGH A LEVEL. 
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Explanation  It is often very difficult for households on low income to obtain adequate 
housing. Included within this low income group are many people with special housing needs. At 
one time, substantial Council house building programmes helped to narrow the gap between 
housing need and housing demand as did a larger private rented sector in pre-rent control days. 
Both sources of rented housing have now decreased considerably in scale; indeed Stockport has 
one of the lowest proportions of Council rented stock in the country in particular in comparison 
with urban local authorities (in 1996 only 11.5% of households in Stockport lived in local 
authority owned housing and 5.0% in private rented housing (source: Housing Needs Appraisal, 
1996) compared to 19% and 10% nationally). 

The advent of housing associations and, in support of them, the Housing Corporation, though 
to be welcomed, has not been enough to keep up with the growing problem. In 1996 only 3.5% 
of Stockport households were in housing association dwellings (compared to 4% nationally). 
Furthermore, in the mid to late 1980's the sharply rising cost of owner occupation widened the 
existing gap and increased the need for affordable housing. Residents in Stockport have much 
higher housing costs than most parts of the North West Region whilst earnings of people looking 
for housing at the lower part of the market do not reflect higher housing costs. First time 
borrowers average around 42% of mortgage applicants (source: Halifax Building Society). 

The provision of affordable housing is by definition difficult to achieve in the market led sector 
of the economy. However the Council has resolved to make use of legislation and guidance to 
acquire or negotiate provision on suitable sites. 

Circular 13/96 defines "affordable housing" as including both low cost market housing and 
subsidised housing (irrespective of tenure) that will be available to people who cannot afford 
housing generally available on the open market. Though the circular regards the two as virtually 
interchangeable, in reality they are largely separate sectors of demand with only a small amount 
of overlap though the providers of the two sectors are likely to compete for many of the same 
sites. A considerable amount of relatively low cost market housing has been and continues to be 
built in Stockport as part of the general market housing largely in the inner and northern wards. 
However the main problem relates to people whose income will not support mortgage 
repayments in the general housing market and the need to subsidise their housing provision. 

This policy is aimed at the provision of accommodation for rent or sale at levels that people on 
below average incomes are able to cope with proportionate to their nett income. In addition to 
people on below average incomes, a person's eligibility for low cost housing will be in 
accordance with the criteria laid down by the Government for inclusion on the housing register 
as defined in the 1996 Housing Act. 

There is no conclusive income level set and the Council currently relies on information from the 
Housing Needs Survey 1994 (10% sample of all households in the Borough). Potential 
households indicated that the majority of them, i.e. 87.7 % could not afford to rent at more than 
£50 per week. Of those potential households wishing to buy their own home, 86.8% considered 
that they could not afford to pay more than £50,000. 

The policy seeks to ensure that the benefits of low cost provision will be enjoyed by initial and 
subsequent occupiers. To this end the Council will use conditions and planning agreements. 
Where a registered social landlord is involved, the Council will work in accordance with 
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paragraphs 16 to 28 of Circular 13/96. In the situation where no social landlord is involved the 
additional considerations in paragraph 29 will also be applied. However, where the application 
is for low cost market housing, the Council will consider the need for occupancy conditions. 

Initially the policy will be applied in accordance with the site size thresholds laid down in 
paragraph 10(b)(i) of Circular 13/96 issued in August 1996, i.e. the policy will only apply to 
developments of 40 or more dwellings or to residential sites of 1.5 ha. or more. However, if 
Government policy changes result in changed thresholds the Council will apply these changed 
thresholds from the date of the issue of revised Government guidance. In assessing the suitability 
of sites, the Council is concerned that land owners/developers do not avoid provision of 
affordable housing on their sites by subdividing sites below the two size thresholds. Within the 
urban area of the Borough with a well developed infrastructure, facilities and public transport, 
it appears unlikely that many sites will be excluded by reason of lack of proximity to local 
services, etc.. 

In the achievement of successful mixed type housing development, the Council will negotiate to 
achieve 25% of the total dwellings as affordable housing units, though the percentage may be 
lower if this would prejudice the realisation of other planning objectives. 

Furthermore and in accordance with paragraph 18 of Circular 13/96 as an alternative to the 
previous paragraph, the Council or developer may consider that, on certain suitable sites, it is 
preferable, respectively to seek or give, a financial or other contribution towards the provision 
of affordable housing on a different site in the local authority area. 

The assessment of the extent of need for affordable housing cannot be a single precise calculation. 
In an examination of local market house prices and rents, regional incomes (and local incomes 
when data are available), the supply and suitability of existing local affordable housing, the size 
and type of local households and the types of housing best suited to meeting these local needs, 
no single measure emerges which is superior to other measures. However, though varying in size 
all potential measures indicate a substantial continuing need. For example one of the smallest 
measures, the current SMBC waiting list (March 1997) contains 5756 households including 4226 
in need. Despite over 500 new affordable dwellings being constructed by the Stockport Housing 
Partnership between 1993 and 1997, the waiting list remains stable and it should be noted that the 
numbers of dwellings coming from the Stockport Housing Partnership in the future will be far 
smaller. The summary information relating to assessment of need is given in Appendix 2 at the end 
of the UDP. 
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