NORWICH
City Council

Affordable Housing
Supplementary Planning Document

Norwich City Council
Draft for consultation - May 2026



1

1.1

1.2

1.3

1.4

1.5

1.6

1.7

1.8

Introduction and purpose of the SPD

This Supplementary Planning Document (SPD) supports the interpretation and
effective implementation of Greater Norwich Local Plan (GNLP) Policy 5:
Homes. The SPD will be a material consideration in the determination of
planning applications.

Policy 5 encourages the provision of a full range of type, tenure and cost of
housing to meet the varied housing needs of our community. It also includes
minimum space standards and requirements for adaptable homes to provide an
improved quality of life and meet the needs of an ageing population.

The policy is flexible in relation to affordable housing sizes, types and tenures
to allow differing needs to be met in Broadland, Norwich and South Norfolk on
a site-by-site basis based on the most up-to-date evidence. The policy is
pragmatic and adaptable, enabling the most up-to-date evidence on housing
need to be used.

The policy sets a general requirement for on-site affordable housing provision
of 33% on sites that show better viability based on local evidence, with a lower
requirement of 28% in Norwich City Centre. The policy is clear that affordable
housing should be provided on-site except where exceptional circumstances
justify off-site provision.

The main purpose of this SPD is to provide guidance on how the off-site
affordable housing contribution will be calculated where such provision has
been justified. It is considered that the GNLP policy, the National Planning
Policy Framework and Planning Practice Guidance provide sufficient detail to
ensure the effective implementation of the rest of the policy on affordable
housing. The SPD does however signpost readers to relevant policies and
evidence.

This SPD applies to development in the Norwich City Council administrative
area. It does not apply within Broadland and South Norfolk. The Broads
Authority, however, has regard to the district’s affordable housing policies. As
such, this SPD is relevant to housing schemes in the Norwich City part of the
Broads.

This version of the document is a draft for consultation. A four-week period of
consultation is due to take place in May 2026. Following the public consultation,
amendments to the document will be made as appropriate/necessary.

The document in its amended form will then be presented to cabinet, then full
Council for adoption.


https://www.gnlp.org.uk/adoption-strategy/5-strategy-including-policies#policy-5-homes
https://www.gnlp.org.uk/adoption-strategy/5-strategy-including-policies#policy-5-homes

2 Policy Context
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National Planninqg Policy Context

The National Planning Policy Framework 2024 (NPPF) sets out the
Government’s policy approach to achieving sustainable development with
paragraphs 63 - 66 setting out the Government’s policy on delivering affordable
housing through planning. Relevant sections of the 2024 NPPF include the
following:

e The overall aim should be to meet an area’s identified housing need,
including with an appropriate mix of housing types for the local
community (NPPF paragraph 61).

e To determine the minimum number of homes needed, strategic policies
should be informed by a local housing need assessment, conducted
using the standard method in national planning practice guidance
(NPPF paragraph 62).

e The size, type and tenure of housing needed for different groups in the
community should be assessed and reflected in planning policies.
These groups should include (but are not limited to) those who require
affordable housing (including Social Rent) (NPPF paragraph 63).

e Where a need for affordable housing is identified, planning policies
should specify the type of affordable housing required (including the
minimum proportion of Social Rent homes required), and expect it to
be met on-site unless off-site provision or an appropriate financial
contribution in lieu can be robustly justified and the agreed approach
contributes to the objective of creating mixed and balanced
communities (NPPF paragraph 64).

e Provision of affordable housing should not be sought for residential
developments that are not major developments. To support the re-use
of brownfield land, where vacant buildings are being reused or
redeveloped, any affordable housing contribution due should be
reduced by a proportionate amount (NPPF paragraph 65).

e Where major development involving the provision of housing is
proposed, planning policies and decisions should expect that the mix of
affordable housing required meets identified local need, across Social
Rent, other affordable housing for rent and affordable home ownership
(NPPF paragraph 66).

The Glossary to the NPPF (Annex 2) defines affordable housing and sets out
definitions for the following types of affordable housing:

e Social rent

e Affordable housing for rent

¢ Discounted market sales housing

e Other affordable routes to home ownership

Planning Practice Guidance - Housing needs of different groups (paragraphs

005 - 008) relate to the provision of affordable housing. The main focus is on

how to calculate affordable housing need which formed part of the GNLP plan
making process and will not be considered further under this SPD.



https://www.gov.uk/guidance/national-planning-policy-framework
https://www.gov.uk/guidance/housing-needs-of-different-groups

2.4  Planning Practice Guidance — Viability (paragraphs 007 — 009) relate to

viability and decision taking. This sets out the provision for viability testing at
the planning application stage. Paragraphs 010 — 028 set out standardised
inputs to viability assessments and issues relating to accountability.

2.5 Planning Practice Guidance — Planning obligations gives more detail on the

use of planning obligations. Paragraph 011 relates to viability assessments
and paragraphs 027 and 028 relate to the vacant building credit.

Local Planning Policy Context

2.6 Policy 5 of the Greater Norwich Local Plan (GNLP) (adopted March 2024) sets
out the affordable housing policy requirement for Greater Norwich.

Policy 5 Homes

Affordable Housing
Major residential development proposals will provide:
o At least 33% affordable housing on-site across the plan area,
except in Norwich City Centre (as defined in map 10) where the
requirement is at least 28%, or where:

« Affordable housing on-site except where exceptional circumstances
justify off-site provision.

« A mix of affordable housing sizes, types, and tenures in agreement
with the local authority, taking account of the most up-to-date local
evidence of housing need.

o Affordable housing of at least equivalent quality to the market
homes on-site.

The sub-division of a site to avoid affordable housing provision will not

be permitted.

a. the site is allocated in a Neighbourhood Plan for a different
percentage of affordable housing, or

b. the applicant can demonstrate that particular circumstances
justify the need for a viability assessment at decision-making
stage.

2.7 Paragraphs 266 — 270 of the GNLP includes supplementary text that is relevant
to affordable housing provision. A summary of the key information is as follows:

The NPPF sets out that major housing developments should meet
the need for affordable housing on-site, with at least 10% of the
affordable homes available for affordable home ownership. The
NPPF puts the emphasis on local plans to identify the amount of
affordable housing needed. It also requires local plans to provide a
mix of property types and sizes and a variety of affordable housing
tenures, as well as meeting the needs of all groups in the
community. Note — the NPPF has been amended and now sets out
that the mix of affordable housing should meet identified local
needs, across social rent, other affordable housing for rent and


https://www.gov.uk/guidance/viability
https://www.gov.uk/guidance/planning-obligations
https://www.gnlp.org.uk/adoption-strategy/5-strategy-including-policies#policy-5-homes

affordable home ownership tenures. Therefore the most up to date
evidence of local housing need should be used.

e The policy is flexible in relation to affordable housing sizes, types
and tenures to allow differing needs to be met in the three districts
on a site-by-site basis based on the most up-to-date evidence. The
policy is pragmatic and adaptable, enabling the most up-to-date
evidence on housing need to be used.

e The policy sets a general requirement for on-site affordable housing
provision of 33% on sites that show better viability based on local
evidence, with a lower requirement in Norwich City Centre. This is
based on:

o the Strateqgic Housing Market Assessment 2017, which
identifies a need for 11,030 affordable homes in Greater
Norwich from 2015 to 2038, 28% of the total housing need
identified at that point and the Greater Norwich Local
Housing Needs Assessment 2021.

o Under national policy, small sites under 10 dwellings are not
required to provide affordable housing. Larger sites will
therefore have to ensure that overall affordable housing need
is delivered.

o The viability study findings which informed the GNLP
concluded that centrally located brownfield sites which have
higher development costs which affect viability are generally
able to provide 28% affordable housing. The policy however
does allow site specific assessment to be submitted to reflect
case by case differences and differences over time. In
addition, the introduction by the Government of Vacant
Building Credit enables existing vacant floorspace on a site
to be discounted in order to lower the affordable housing
requirement, with the aim of incentivising development on
brownfield sites.

o Some specific sites have very high costs associated with
development. These are allocated with lower affordable
housing requirements.

¢ As national planning guidance makes it clear that where applicants
can demonstrate particular circumstances that justify the need for a
viability assessment at the planning application stage, the policy
provides some flexibility on this point for sites where exceptional
costs are more likely.

2.8 At the time of the drafting of this SPD, the Norwich Development Management
Policies plan still forms part of the adopted Local Plan for Norwich. As part of
the regulation 10A review which was carried out in January 2025 it was
concluded that Policy DM33 (Planning obligations and development viability)
was out-of-date, has been superseded by the GNLP and should not be used for
decision making. Therefore, this SPD only supplements GNLP policy 5.



https://www.gnlp.org.uk/sites/gnlp/files/2021-01/reg.18_shma-june-2017.pdf
https://www.gnlp.org.uk/sites/gnlp/files/2021-07/B22.3%20Greater%20Norwich%20LHNA.pdf
https://www.gnlp.org.uk/sites/gnlp/files/2021-07/B22.3%20Greater%20Norwich%20LHNA.pdf
https://www.norwich.gov.uk/info/20221/development_management_polices_plan
https://www.norwich.gov.uk/info/20221/development_management_polices_plan
https://cmis.norwich.gov.uk/Live/Document.ashx?czJKcaeAi5tUFL1DTL2UE4zNRBcoShgo=cZkc1xCXNzPyCcVwGVBu3Dv%2bPpuP1NSaKGafDTEmGR3VU8g2YSPqmQ%3d%3d&rUzwRPf%2bZ3zd4E7Ikn8Lyw%3d%3d=pwRE6AGJFLDNlh225F5QMaQWCtPHwdhUfCZ%2fLUQzgA2uL5jNRG4jdQ%3d%3d&mCTIbCubSFfXsDGW9IXnlg%3d%3d=hFflUdN3100%3d&kCx1AnS9%2fpWZQ40DXFvdEw%3d%3d=hFflUdN3100%3d&uJovDxwdjMPoYv%2bAJvYtyA%3d%3d=ctNJFf55vVA%3d&FgPlIEJYlotS%2bYGoBi5olA%3d%3d=NHdURQburHA%3d&d9Qjj0ag1Pd993jsyOJqFvmyB7X0CSQK=ctNJFf55vVA%3d&WGewmoAfeNR9xqBux0r1Q8Za60lavYmz=ctNJFf55vVA%3d&WGewmoAfeNQ16B2MHuCpMRKZMwaG1PaO=ctNJFf55vVA%3d&_gl=1*hy7n7m*_ga*NjkxOTk3MDI4LjE3NTIxNDUwNzk.*_ga_PWR93RCDPE*czE3NTIxNDUwNzgkbzEkZzAkdDE3NTIxNDUwNzgkajYwJGwwJGgw
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The main purpose of this SPD is to set out how off-site contributions will be
calculated (see chapter 4). However, for the avoidance of doubt this chapter
also sets out key questions and signposts to the relevant policy and guidance.

When is affordable housing required?

In accordance with the NPPF and policy 5 of the GNLP the provision of
affordable housing is required for major residential developments, including
specialist older persons housing and purpose-built student accommodation.
GNLP policy 5 sets out that the sub-division of a site to avoid affordable
housing provision will not be permitted.

What is affordable housing?

The Glossary to the NPPF (Annex 2) defines affordable housing and sets out
definitions for the following types of affordable housing:

e Social rent

e Affordable housing for rent

e Discounted market sales housing

e Other affordable routes to home ownership

How is affordable housing need best met?

Housing need evidence underlying the Local Plan is the Greater Norwich
Strateqgic Housing Market Assessment (SHMA) 2017. Greater Norwich
commissioned the Greater Norwich Local Housing Needs Assessment in 2021
in order to understand more about the nature and make-up of current and
future housing needs across Greater Norwich.

All major residential planning applications must carefully consider housing mix
(size, type and tenure) in order that affordable housing meets identified need.
The 2021 Greater Norwich Local Housing Needs Assessment currently forms
the key evidence base. However a new assessment is likely to be required to
inform the GNLP review (subject to the policy approach to affordable housing
that is taken through national planning reform). If the Local Housing Needs
Assessment is reviewed and updated, then the most recent report must be
taken into account. The extent to which proposed affordable housing
contributes to meeting the identified need for affordable housing is a matter
which will be taken into account in the determination of individual planning
applications.


https://www.gov.uk/guidance/national-planning-policy-framework/5-delivering-a-sufficient-supply-of-homes
https://www.gnlp.org.uk/adoption-strategy/5-strategy-including-policies#policy-5-homes
https://www.gov.uk/guidance/national-planning-policy-framework/annex-2-glossary
https://www.gnlp.org.uk/sites/gnlp/files/2021-01/reg.18_shma-june-2017.pdf
https://www.gnlp.org.uk/sites/gnlp/files/2021-07/B22.3%20Greater%20Norwich%20LHNA.pdf

3.6

3.7

3.8

3.9

3.10

What is vacant building credit?

Paragraph 65 of the NPPF set out that to support the re-use of brownfield land,
where vacant buildings are being reused or redeveloped, any affordable
housing contribution due should be reduced by a proportionate amount.
Planning Practice Guidance — Planning Obligations provides further detail on
what the vacant building credit is, the process for determining the level of credit
and when it should be applied (paragraphs 026-028).

Can viability be considered at the decision-making stage?

All development proposals should be fully policy compliant unless it can be
demonstrated through a full viability assessment that this is not possible. Whilst
the role for viability assessment is primarily at the plan making stage, both the
national Planning Policy Guidance and policy 5 of the GNLP include the
provision for viability testing at the planning application stage. It is up to the
applicant to demonstrate whether particular circumstances justify the need for a
viability assessment. Where a reduction in affordable housing is agreed, the
Council will prioritise social rent over low-cost home ownership.

Planning Practice Guidance — Viability sets out the key principles in
understanding viability include the standardised inputs that should be used
during viability assessments. Any viability assessment should reflect the
government’s recommended approach. The weight to be given to a viability
assessment is a matter for the decision maker.

What should the design of affordable housing be like?

As set out in GNLP policy 5, affordable housing must be of at least equivalent
quality to the market homes on site. Therefore, the NPPF and all GNLP policies
and DM policies relating to principles for residential development, amenity and
design should be adhered to.

Can affordable housing be provided off-site via a commuted sum?

The Council’s preferred approach to delivering affordable housing is that it
should be provided on-site. However, in exceptional circumstances it is
pragmatic to accept the provision of off-site affordable housing via a commuted
sum to ensure sites are not stalled and much needed housing can be delivered.
This approach of accepting a commuted sum in lieu of on-site provision can
deliver a valuable funding stream to providing affordable dwellings off-site.
Examples of situations where it may be acceptable to seek off-site provision of
affordable housing via a commuted sum include the following (these are not
exhaustive):

e On relatively small sites proposed for flatted developments where it can
be demonstrated that Registered Providers (RPs) are reluctant to take
on the management of individual affordable units.

¢ On any site with exceptional site-specific factors which would not be
attractive to RPs, such as high service charges.


https://www.gov.uk/guidance/planning-obligations
https://www.gov.uk/guidance/viability
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e On any sites where, after an open-book viability appraisal has been
conducted and accepted by the Council, it can be demonstrated that
the site is not sufficiently viable to enable the provision of one
affordable unit on site.

Developers should undertake early discussions with RPs, considering
alternative designs where necessary in order to accommodate on-site
affordable housing in the first instance. It will be up to the developer to
demonstrate that all options have been considered and that it is impractical for
development to be brought forward in a form which may be more attractive to
RPs. Where RPs are not willing to take on affordable units written evidence is
required. Each application will be considered on its own merits.

A schedule of the level of payment that will be used in calculating such a
commuted sum in lieu of provision of on-site affordable housing is set out in
chapter 4. Commuted sums collected by the council in lieu of on-site provision
of affordable housing will be spent on delivery of affordable housing schemes
across the city.

Should student accommodation provide affordable housing?

Policy 5 of the GNLP requires development proposals for PBSA away from the
UEA campus to “pay a commuted sum sufficient to provide an off-site policy
compliant level of affordable housing”. It goes on to say that an SPD will
provide further guidance on the methodology for calculating equivalent
dwellings from student accommodation.

The Purpose-built student accommodation Supplementary Planning Document
(PBSA SPD) was adopted in September 2025. This set out that to calculate the
value of commuted sums for PBSA, it is considered appropriate to keep the
approach consistent with the calculation that is applied to other mainstream
residential schemes on which financial contributions for off-site affordable
housing provision are sought. At the time that the PBSA SPD was adopted this
was the methodology within Appendix 3 of Norwich’s Affordable Housing SPD,
July 2019. However the PBSA SPD noted that this document was due to be
updated and the methodology in any updated SPD would then apply. The
PBSA SPD and this SPD should therefore both be considered when calculating
an off-site affordable housing contribution for PBSA.

Should older people’s housing provide affordable housing?

Proposals for specialist older people’s housing is expected to meet the need for
affordable housing by providing policy compliant levels of affordable housing,
irrespective of C2 or C3 use class classifications. In order to ascertain whether
a proposal is ‘major’ a conversion rate of 8:1 should be used for care homes
(i.e. 8 care home rooms would equate to 1 unit of general market housing). For
specialist older people’s housing which takes the form of self-contained flats or
dwellings, each unit would be counted as 1 net new dwelling.
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It would be appropriate to pay a commuted sum sufficient to provide an off-site
policy compliant level of affordable housing. The same calculation should be
used as for general needs housing. The floorspace should be based on the Net
Internal Floor area (i.e. lobbies or corridors will not be included but shared
common space for residents should be included).

Should Build to Rent schemes provide affordable housing?

Build to Rent is defined within the NPPF glossary as purpose-built housing that
is typically 100% rented out. Schemes will usually offer longer tenancy
agreements of three years or more and will typically be professionally managed
stock in single ownership and management control.

Planning Practice Guidance — Build to Rent sets out the government’s
guidance on the provision of build to rent. This explains how the NPPF states
that affordable housing on build to rent schemes should be provided by default
in the form of affordable private rent, a class of affordable housing specifically
designed for built to rent. Unless local authorities set a different proportion in
their local plan (which would need to be evidenced from a local housing needs
assessment), 20% is considered a suitable benchmark for the level of
affordable private rent homes to be provided (and maintained in perpetuity).
These would be private rented dwellings at least 20% below market rents and
capped at the Local housing allowance rent for the area

Will the number of affordable houses delivered be monitored?

Consents and delivery of affordable housing will be reported annually via the
Annual Monitoring Report (AMR) (Plan indicators H1 and SGS3).


https://www.gov.uk/guidance/build-to-rent

4 Off site affordable housing provision via a commuted sum
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The chapter sets out the level of payment that will be used in calculating a
commuted sum for provision of off-site affordable housing. The payment
schedule is set at a level that will enable the Council to deliver a unit equivalent
in type to those that would otherwise be provided on site i.e. a site providing for
10 one bedroom units and not able to provide three affordable units on site will
be expected to make a contribution sufficient to provide for three one bedroom
units as part of another development elsewhere in the city.

The 65% social rent and 35% shared ownership percentages (as set out in the
LHNA 2021) reflect the affordable housing tenure mix policy expectation. The
final blended figure for the cost of off-site affordable housing provision as of
September 2025 is £1,638.23 per m2. It is this final blended figure that should
be applied. Appendix 1 gives further detail as to how this was calculated.
However if the Local Housing Needs Assessment is reviewed and updated,
then the tenure mix (and final blended figure) may need to be changed to
reflect the most recent evidence.

The following points will be taken into account when calculating the off-site
affordable housing contribution.

e The figures presented are accurate at the time of writing (September
2025), however all sums will be index lined using ‘BCIS All-in tender price
index’ back to the date of the SPD to bring it up to date.

e The GNLP requires 33% affordable housing on all sites across the plan
area with the exception of Norwich city centre, where the requirement is
at least 28% (subject to viability).

e Regarding the floorspace input to the calculation this should be based on
the Net Internal Floor area. Therefore, shared amenity or communal
space (lobbies or corridors for example) shall not be included.

o Aflat fee of £1,000 is added to cover legal costs associated with the land
transfer etc. This is paid per scheme rather than per unit.

e Where vacant buildings are being reused or redeveloped it may benefit
from Vacant Building Credit.

e Planning law requires that applications for planning permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise. The issue of viability can be a material
consideration and therefore the affordable housing commuted sum may
be reduced where it can be demonstrated that the development would
be made unviable by a policy compliant level of contribution. The NPPF/
Planning Practice Guidance — Viability sets out the key principles in
understanding viability.



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

Off-site affordable housing calculation
Average cost of affordable provision per m? floorspace is calculated to be
(£2157.07 x 0.65) + (£674.68 x 0.35) = £1,638.23

Affordable Housing Foregone (AA) equals net internal floorspace of
development proposed x 0.33 (or 0.28 in Norwich city centre)

Therefore, the following calculation should be applied to calculate off-site
affordable housing provision:

(£1,638.23 x AA) + £1000
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5 Details of public consultation

7.1. A 4-week period of consultation on this document will commence on Monday
11 May and conclude at 10am on Monday 8" June.

7.2.Copies of the consultation document will be available in City Hall.

7.3. Please submit comments on the consultation by the closing date in one of the
following ways:
e In writing to: Norwich City Council Planning Service, City Hall, St Peter’s
Street, Norwich NR2 1NH; or
e By email to: LDE@norwich.gov.uk
e Online using Get Talking Norwich

7.4.Representations cannot be made anonymously. Please provide your name and
company name (if applicable). Please note that your representations will be
made publicly available along with your name.

7.5. All consultation comments will be assessed and taken into consideration in a

revised version of the document which will be reported to Cabinet and then full
Council for approval.

11
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Appendix 1: Details of how final blended figures have been calculated

The average cost of affordable provision per m? floorspace is calculated to be (£2157.07 x 0.65) + (£674.68 x 0.35) = £1,638.23

The 65% social rent and 35% shared ownership percentages reflect the affordable housing tenure mix policy expectation.

The tables below provide further information as to how the social rent and shared ownership figures were calculated. The source of
the figures is BCIS all in tender index for costs.

Social Rent

Property Land costs | Build costs | On costs Total RP/LA Shortfall (f) | Floorspace | Cost per
type (a) (b) (c) scheme borrowing m? (g) m? (h)
cost (d) (e)

Studio £20,000 £88,499 £13,275 £121,774 | -£36,586.43 | £85,187.19 39 £2,184.29
1B2P £20,000 £113,460 £17,019 £150,479 | -£48,038.91 | £102,440.09 50 £2,048.80
2B3P £20,000 £158,844 £23,827 £202,671 | -£54,049.54 | £148,621.06 70 £2,123.16
2B4P £20,000 £179,267 £26,890 £226,157 | -£54,049.54 | £172,107.28 79 £2,178.57
3B5P £20,000 £211,036 £31,655 £262,691 | -£59,153.19 | £203,537.75 93 £2,188.58
4B6P £20,000 £240,535 £36,080 £296,615 | -£65,840.21 | £230,775.27 106 £2,177.13
Average £20,000 £165,273 £24,791 £210,064 | -£52,958.09 | £157,106.32 72.83 £2,157.07
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Shared ownership 50% equity sold

Property | Land Build On costs | Total RP/LA Capital Shortfall (g) | Floorspa | Cost per m?
type costs costs (b) | (c) scheme borrowing Receipt ce m? (h) | (i)

(a) cost (d) (e) 50%
equity (f)

Studio £20,000 £88,499 | £13,275| £121,774 | -£11,775.30 -£64,750 | £45,248.32 39 £1,160.21
1B2P £20,000 | £113,460| £17,019| £150,479 | -£22,751.23 -£87,500 | £40,227.77 50 £804.56
2B3P £20,000 | £158,844 | £23,827 | £202,671| -£29,038.56 | -£122,500| £51,132.04 70 £730.46
2B4P £20,000 | £179,267 | £26,890 | £226,157 | -£33,742.53 | -£138,250 | £54,164.29 79 £685.62
3B5P £20,000 | £211,036| £31,655| £262,691| -£41,582.48 | -£162,750 | £58,358.46 93 £627.51
4B6P £20,000 | £240,535| £36,080| £296,615| -£47,869.81 | -£185,500| £63,245.67 106 £596.66
Average |£20,000| £165,273 | £24,791| £210,064 | -£34,049.98 | -£126,875| £49,139.43 72.83 £674.68
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