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1. Purpose of the document
1.1 To present a case for the reduction of the threshold for the provision of
affordable housing to be lowered from 25 to 15 dwellings in all settlements with a
population larger than 3,000, on the basis of the findings of the recently
completed Taunton and South Somerset Housing Market Areas Strategic
Housing Market Assessment, and in the context of Planning Policy Statement 3:
Housing.

2. The Proposal
2.1 That the threshold for the provision of affordable housing is lowered from 25 (or 1
hectare irrespective of the number of dwellings) to 15 dwellings (or 0.5 hectare
irrespective of the number of dwellings) in all settlements with a population larger
than 3,000, and that this revised threshold will form a material planning
consideration for the purposes of planning decisions by the Council. (N.B the
affordable housing site size threshold in settlements of 3,000 or less population
is to remain unchanged from the current saved policy (15 dwellings or 0.5
hectares irrespective of the number of dwellings)).

3. Background
National Policy
3.1 Paragraph 68 of Planning Policy Statement 3: Housing (2006) states that local
planning authorities should, when making planning decisions for housing
development after 1 April 2007, have regard to the policies in the PPS as a
material consideration which may supersede existing development plan policies.
Paragraph 29 of PPS3 sets a national indicative minimum site size threshold of
15 dwellings.
Saved Local Development Framework Policy

3.2 Saved South Somerset Local Plan Policy HG7: Site targets and Thresholds,
states the following:
“Policy HG7
The council will seek to achieve 35% of the total number of dwellings as
affordable housing on suitable sites:
• On sites of 25 dwellings or more (or 1 hectare irrespective of the number of
dwellings) in settlements larger than 3,000 population
•
On sites of 15 dwellings or more (or 0.5 hectares irrespective of the
number of dwellings) in settlements of 3,000 or less.
Note: settlement populations are numbered in terms of people living within
defined development areas of settlements and not parish populations”
3.3 Following the publication of PPS3, South Somerset District Council took the
decision to lower the threshold on sites of 25 dwellings or more (or 1 hectare) to
15 dwellings or more (or 1 hectare) in settlements larger than 3,000 population.
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The Head of Service Economic Development Planning & Transport wrote to all
local agents informing them of this decision. Having taken the decision to amend
the policy, an early challenge was received from Hopkins Development (Appeal
Ref: APP/R3325/A/07/2055128 Cale House, Station Road, Wincanton). The
appeal was allowed on 31 March 2008. The provision of affordable housing was
one of the 4 main issues discussed during the appeal hearing (and is addressed
in paragraphs 16 to 20 of the Inspector’s decision letter). He concludes that there
was no evidence of an up to date local needs assessment justifying a new
threshold, and that the Council could not rely on the existence of an outline
planning permission above the threshold as justification for affordable housing
provision. Furthermore, the proposal for 24 dwellings fell below the threshold set
in recently adopted local plan Policy HG7; therefore the proposal did not conflict
with Policy HG7 or PPS3. As a consequence of this decision, the Council
reverted to applying the thresholds set out in saved Policy HG7.
Strategic Housing Market Assessment

3.4 On 12 February 2009 the Taunton and South Somerset Housing Market
Partnership endorsed the Taunton and South Somerset Housing Market Areas
Strategic Housing Market Assessment (SHMA); the document was officially
launched on 26 March 2009. A Strategic Housing Land Viability Assessment
(SHLVA) has also been prepared alongside the SHMA and informs its findings
regarding site thresholds for the provision of affordable housing, reflecting
guidance in PPS3 that targets for affordable housing should take account of an
assessment of the likely economic viability of housing land.
3.5 The SHMA shows an annual net affordable need within the district of 659
dwellings and indicates that in the light of the evidence gathered, a case can be
made on supply and viability grounds for a general threshold of 10 dwellings in
South Somerset. The evidence suggests that in rural areas thresholds should be
set as low as possible, however any thresholds below 15 dwellings, in the cases
of Taunton Deane, Mendip and West Somerset (also covered by the SHMA) or
10 dwellings in South Somerset (and Sedgemoor) would require further
economic appraisal.
3.6 Given this new evidence, and in order to assist in bringing forward greater levels
of affordable housing to meet the substantial unmet need for affordable housing
in the District, Counsel’s opinion was sought to investigate whether it would now
be appropriate to revert to the national indicative minimum threshold of 15
dwellings (paragraph 29 of PPS3) or the suggested threshold of 10 in larger
settlements, as a justified threshold for seeking affordable housing. Relevant
extracts from the Final Report and Report 2: Analysis of Household survey data
for South Somerset are attached as an appendix.
4. Counsel’s Advice
4.1 Having given careful consideration to the issues before him, Counsel concluded
that at this stage he considers the evidence base set out in the SHMA and
SHLVA to be sufficient to support the District Council in applying a threshold of
15 dwellings (or 0.5 hectare irrespective of number of dwellings) in all
settlements in seeking affordable housing provision in association with market
housing, (although as happens currently every individual case must be
considered on its own merits). The application of the lower threshold of 10 will be
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a matter for further exploration and consideration through the Core Strategy
process.
4.2

In the light of the above and following formal consideration of the matter by
District Executive Committee on 9 July 2009, the following course of action was
authorised:
1. The Head of Service, Economic Development, Planning and Transport is
carrying out a consultation exercise proposing to lower the threshold for the
provision of affordable housing from 25 (or 1 hectare irrespective of the
number of dwellings) to 15 dwellings (or 0.5 hectare irrespective of the
number of dwellings) in all settlements with a population larger than 3,000.
The consultation exercise will consist of:
A. A letter to all local agents, developers and parish and town
councils informing them of the proposed change and giving
a period of at least 6 weeks within which to make any
comments.
B. The placing of a notice on the district council’s web site
setting out the proposal and inviting comments.
C. The placing of a notice in the local press together with a
concurrent press release explaining the proposal and
inviting comment.
2. A report summarizing the responses received during the consultation will be
prepared as soon as practical after the response period has ended and that
report will be presented to a future meeting of District Executive Committee
for decision.

4.3 Counsel advises that if such a position is adopted (the lower threshold of 15
dwellings or 0.5 hectares), it will be a material consideration capable of being
applied to proposals being considered by the Council both currently and in the
future.

5. Consultation Arrangements
The SHMA and SLVA can be viewed at www.shmp.org.uk or via the District Council’s
web site www.southsomerset.gov.uk (pages 308–312 of the main report are
particularly relevant).
Consultations can be made:
•
•

•

By emailing planning.policy@southsomerset.gov.uk.
By writing to:
Planning Policy Team
South Somerset District Council
Council Offices
Brympton Way
Yeovil
BA20 2HT
By fax to: 01935 462497

Comments are to be submitted by 30 September 2009.
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APPENDIX

Extracts from the Taunton and South Somerset Strategic Housing Market
Assessments Final Report
And
Extracts from the Taunton and South Somerset Strategic Housing Market
Assessments Report 2: Analysis of household survey data for South
Somerset District Council
February 2009
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A) Evidence of a substantial and unmet housing need (taken from Report 2:
Analysis of household survey data for South Somerset District Council)
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B) Justification for the reduction in the site size threshold from that contained in
saved adopted South Somerset Local Plan Policy HG7 and justification in
terms of viability impact (from the SHMA Final Report with cross referencing
to the Strategic Housing Land Viability Assessment).
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