
EnHousing Choice SPD Consultation – October 2022: Schedule of Responses 

Ref 
Name of 

Responder 
Responder Comments Officer Response 

1 Natural England Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural environment is conserved, enhanced, and 
managed for the benefit of present and future generations, thereby contributing to sustainable development.  
Our remit includes protected sites and landscapes, biodiversity, geodiversity, soils, protected species, landscape character, green infrastructure 
and access to and enjoyment of nature.  
Whilst we welcome this opportunity to give our views, the topic of the Supplementary Planning Document does not appear to relate to 
our interests to any significant extent. We therefore do not wish to comment.  
Should the plan be amended in a way which significantly affects its impact on the natural environment, then, please consult Natural England again.  
Strategic Environmental Assessment/Habitats Regulations Assessment  
A SPD requires a Strategic Environmental Assessment only in exceptional circumstances as set out in the Planning Practice Guidance here. While 
SPDs are unlikely to give rise to likely significant effects on European Sites, they should be considered as a plan under the Habitats Regulations in 
the same way as any other plan or project. If your SPD requires a Strategic Environmental Assessment or Habitats Regulation Assessment, you 
are required to consult us at certain stages as set out in the Planning Practice Guidance.  
Please send all planning consultations electronically to the consultation hub 

Noted 

2 The National 
Forest Company 

The NFC has no comment to make. 
 

Noted 

3 Barton under 
Needwood 
Parish Council 

Introduction 
1.1 We feel that this section is somewhat sparse, direct and too abrupt. The SPD surely provides the opportunity to set the Borough Council’s 
planning policy approach to the provision of housing in the Borough into some sort of context.  Reference, for example is made to one of the key 
Local Plan objectives which seeks to provide a mix of well-designed and sustainable housing, but the context and reason for this objective and 
how it relates to the particular local plan policies is not explained. In a similar way, reference is also made to the Strategic Housing Market 
Assessment and the Community Infrastructure levy but the role and function of these documents, and even why they are important, is similarly not 
explained. 
1.2 The need for a revision to this Housing Choice SPD is not explained, and neither is there any reference to the 2019 version. This is 
important because there have been numerous past versions and casual readers may not be aware of this.  It is hinted that the reason for the 
updating may be due to the recent changes to the National Planning Policy Framework in July 2021, but the nature of these changes and why a 
change to the SPD is required is again not referenced. 
1.3 More or less the first thing you notice in this Introduction section is what is referred to as an Application Checklist, but here again there is 
no context and no explanation as to what it means and what it is trying to achieve. It only begins to make sense as you read through the main 
body of the SPD. If it is going to remain in this location in the document then it needs further explanation, otherwise it might make more sense as 
an aide memoire at the end of the section dealing with the housing policies. 
1.4 We have previously noted that following the consultation stages with SPDs, not all reports of consultation automatically appear on the 
ESBC website. We would like to recommend that all SPDs, and this one in particular when adopted, refer to the report of consultation, and where 
it can be found on the ESBC website, so we can understand what changes have been made as a result of the consultation process. 
1.5 On previous occasions when we have made comments about the need for greater explanation and more context setting, the response 
was that we should refer to other documents. That is fine, but not everyone has the time or resources to research those other documents and then 
come back to the SPD to understand the background. We would, therefore, recommend that more narrative, context-setting and explanation is 
required in this Introduction section, especially as the SPD has this remit to expand and explain local plan policies - otherwise you are assuming a 
lot of prior knowledge on behalf of the reader.  
 
Section 2 Strategic Policy 16 Meeting Housing Needs 
2.1 This section explains the role of this housing policy to achieve a mix of dwellings to meet local needs. The majority of this section remains 
the same as for the 2019 version with the exception of new paragraphs regarding the role of Table 1 which sets out a guide to housing mix 
percentages in various locations of the Borough. The new paragraphs, 2.9 to 2.12, appear to give added weight to this Table. For unknown 
reasons the Table is not included in the Local Plan itself but is included here within the SPD and so it can be afforded the weight of a material 
consideration, when determining planning applications. 
2.2 Paragraph 2.11 provides the added authority that as there is a shortfall of two and three bedroom houses across the Borough then 
developments which do not recognise this level of need will not be supported. We made this point on the 2019 consultation of this document so 
are very glad to see that sentiment being adopted in this version. Our experience in Barton with one particular development was that 
approximately 70% four and five-bedroom houses had been allowed, whereas if Table 1 had been enforced then only 14% would have been 
permitted - a vast discrepancy. 
2.3 We note from the most recent Annual Monitoring Report (AMR) that, for a successive number of years, the percentage of four+ bedroom 
houses has been substantially above where it should be in accordance with Table 1. The AMR, unfortunately, provides no analysis of this 
monitoring information in relation to the Table and, therefore, we wonder what conclusions and possible actions, if any, have actually been drawn 
from this data and how it is influencing policy development. Is there a role for the SPD in its guidance to emphasise the need for greater 
adherence to the Table, in order to achieve Local Plan objectives so as to reinforce the link between objectives and policies? Can we also suggest 
that when the Local Plan is reviewed, Table 1 could gain greater weight by being included either within the policy or at least in the accompanying 
text?  

  
1.1 – 1.5   
 
Noted, further text has been added to provide extra information supporting 
the Application Checklist. The purpose of the section is to provide a quick 
guide to indicate the most relevant sections of the document, depending on 
the type of development being considered.  
 
Agreed, paragraphs 1.2 – 1.4 of the introduction to the SPD now details the 
reasons why the document was updated and key elements which have been 
introduced in this version. 
 
Agreed, this schedule of responses, and officer response, along with a 
version of the SPD highlighting changes from the 2019 version, and a 
Cabinet Report will be made available on the ESBC website. 
 
 
 
 
 
 
 
 
 
 
2.1 – 2.2 Agreed, each scheme will need to be assessed on its design and 
mix, which should seek to reflect Table 1 as closely as possible.  
 
Agreed, the mix of housing types to be delivered across the Borough, in each 
part of the settlement hierarchy, including villages and rural areas will need to 
be carefully considered as part of a future review of the Local Plan. 
 
 
 
 
 
 
 
 
 
 
 



2.4 Houseboats : The Parish Council has recently commented on a planning application for houseboats at Barton Marina. Whilst we 
appreciate that this particular type of housing is a niche market, it was interesting that the developers wanted to promote these houseboats for 
some form of unspecified low cost and affordable housing. Interestingly, ESBC’s pre-application advice given to the developers was that in this 
case the proposal did not constitute affordable housing and in addition, it could not be considered as an exception site. In view of this complication, 
the Parish Council was, therefore, wondering if it would be helpful for this SPD to spell out any appropriate planning guidelines for houseboats, in 
general, and how their use could potentially meet the borough’s housing needs in particular. 
 
Section 7 Strategic Policy 17 Affordable Housing 
3.1 We previously made some detailed comments on this section of the 2019 SPD. We notice that there is very little change in this version. 
We believe that what we said last time is still important and, therefore, we will repeat the main points. 
Affordable Housing – How many? 
3.2 Policy SP 17 is quite long and complex and covers a number of issues especially with regard to the amount, and the on-site and off-site 
provision. We, therefore, feel that it is essential that the SPD provides clear and comprehensible guidance to both developers and local 
communities. Whilst it certainly goes some way to doing this, we feel that it does not always go far enough in giving sufficient detail, such that we 
are still left pondering just how much affordable housing is going to be provided in strategic villages. So, what does the Housing Choice SPD mean 
for us?  
3.3 In order to try and answer that question and to understand this policy in detail let us take a fictitious example of a scheme for a 100 houses 
in Barton, which is a strategic village. A site of a 100 houses falls into the category of the 4 or more threshold where affordable housing can be 
requested from developers. For strategic villages, according to the policy, 40% can be required ie. 40 houses out of a total of 100. (Para 7.16 puts 
forward an amendment to this threshold, but we will come back to this later, see para 3.10 below)  This answers the question in 3.2  
Affordable Housing – on-site vs off-site 
3.4 The next part of the policy then talks about how many houses are to be on-site, with the balance according to the policy being commuted 
off-site in accordance with the SPD. For Burton and Uttoxeter the policy gives us a percentage, but for strategic villages it is, “an amount 
consistent with local need”. What does this mean exactly? A later part of the policy states that on-site housing, “shall be agreed with the Council 
based on local need”. Again, what does this mean? We look to the SPD for further clarification. The main body of the text is silent, but the 
Appendix indicates that for strategic villages the Council will advise “on request” what proportion is to be provided to meet local need. Again, what 
does ‘advising on request’ mean exactly and who does the requesting? We do not understand the reluctance of the Borough Council to commit to 
a figure or percentage. At the very least, surely the SPD should set out the criteria which will need to be taken into account to derive that figure  -. 
3.5 So, the story so far is that for our fictitious example we know that 40 affordable houses can be requested from the developer. What we 
don’t know because neither the policy nor the SPD tells us is how many must be provided on-site. Leaving aside the fact that you would have 
thought that an SPD, which is meant to explain how the policy works, should give us this extra information, this issue begs the question as to why 
some affordable housing should be on site and some off-site. Again, neither the policy nor the SPD explain this. This is incomprehensible when 
the policy states that the provision on-site is an imperative ie. it must be provided. Why cannot the whole amount of 40 houses be provided on-
site, and in a location, a strategic village, which ESBC regards as sustainable and where, presumably, they will be needed? 
3.6 Paragraph 63 of the National Planning Policy Framework (NPPF) 2021 is helpful here. This states that where affordable housing is 
required it is expected it will be met on-site unless off-site provision or a financial contribution can be robustly justified.  So why cannot the SPD 
actually state this rather than making a somewhat artificial division between some housing having to be on-site and some off-site or is ESBC 
promoting a different policy approach by stating that for strategic villages they will decide on request? In addition, surely the SPD needs to set out 
the robust context to explain why some affordable housing should be off-site?  
3.7 We fully understand that the aim of the SPD is to provide additional guidance and that circumstances may change with regard to a specific 
planning application and the particular economic circumstances at the time. But it seems to the Parish Council that the NPPF guidance is clear 
with regard to on-site provision as the priority, so why cannot the SPD make an equally clear statement? In that context then why cannot the SPD 
restate the gist of the NPPF, relying then on future applicants to justify any reason for not providing on-site provision?  
3.8 With regard to off-site provision the SPD provides guidance as to how the financial provision is to be calculated but it does not explain how 
the balance as between on-site and off-site provision is to be derived.   
3.9 This whole issue is further complicated because the accompanying text in the Local Plan for Policy SP 17 (para 3.130) states that some 
of the need can be met off-site, implying a contradiction between text and policy. We understand that in these cases it is the wording of the 
planning policy which carries the greater weight. Somewhere along the line it appears that discretion has become compulsion but without any 
justification or explanation. 
Affordable Housing – Designated Rural Area 
3.10 Paragraph 7.16 of the SPD provides an amendment to the 2019 version. This states that except in designated rural areas ESBC will not 
seek affordable housing for applications that are not major developments. In designated rural areas the NPPF’s suggested affordable housing 
threshold is for developments of 5 or more houses. The triple negative phrasing could perhaps be made less confusing, but the main issue for 
Barton is what constitutes a designated rural area. The Application Checklist in the Introduction is a little help. This states that the following 
locations in East Staffordshire are not covered by rural area designations. In the case of Barton this states the “village core of Barton under 
Needwood”. 
Firstly, it is not clear that a ‘rural area designation’ is the same as a ‘designated rural area’ – assuming it is then some consistency in the use of 
terminology would be helpful. Secondly, and much more importantly, what constitutes the village core? The use of the word ‘core’ implies some 
sort of central built-up part of the village. If that is indeed the case, then a different threshold could apply in what might be called the outer built-up 
parts of the village. We cannot assume that the village core is the same as the settlement boundary. If it was intended to be the same area, then 
presumably the SPD would have used the same terminology.  The Glossary of terms does not define a designated rural area. At the very least, the 
SPD should include a plan identifying these locations. 
 

2.4 The role of houseboats in meeting housing need in the Borough is 
currently being considered by an independent study, which is expected to 
report later in 2023. The results of this study will be important to feed into a 
future review of the Local Plan. At the present time, each application will be 
required to demonstrate how it fulfils local needs and aligns with the 
Development Plan as a whole. 
 
 
3.1 – 3.9 Many of the issues raised here relate to the wording of Strategic 
Policy 17, or its supporting text. The SPD cannot alter or conflict with the 
wording of this policy, so therefore it will be a future Local Plan review to re-
consider these matters.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.5 – 3.7 Agreed, paragraph 7.32 has been amended in to include the 
wording “The principles set out in paragraph 63 of the 2021 NPPF should be 
given significant weight when considering the balance of on site or off-site 
affordable contributions”  
 
 
3.10 Chapter 12 of the SPD now contains Designated Rural Areas Mapping. 
This is particularly relevant to First Homes Exception Sites, which cannot be 
brought forward in these areas. Based on consultation responses, and 
updated legal advice, and in light of the forthcoming changes to NPPF, the 
changes in the Draft SPD related to reducing the threshold for developer 
contributions in designated rural areas have not been taken forward at this 
time. However, the proposal was met with some support, especially from 
Parishes, and is an issue for consideration as part of any future review of the 
Local Plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Affordable Housing-mix 
3.11 Para 7.4 of the SPD outlines the wide range of affordable housing that may be provided. Taking our fictitious example again, however, we 
are no wiser as to whether our 40 houses are to be discounted housing for sale, social housing for rent or a mix of both. Para 7.47 states that the 
mix of affordable housing in Strategic Villages, “… will be advised by the Council in consultation with the….Parish Council”. Again, we feel that the 
SPD is failing in its function by not providing any guidance as to the mix of affordable housing that may be required. 3.12 Para 7.11 of the SPD 
clearly states that the preferred method of provision of affordable housing is through the involvement of a Registered Provider. It states that this is 
the best way of ensuring that provision is designed and managed so that it meets local needs and remains affordable for successive occupiers. 
Barton Parish Council would wholeheartedly endorse this approach in the village. That being the case, we are disappointed that the SPD does not 
go further in promoting this form of provision as the main priority and the majority provision, notwithstanding the NPPF requirements for variations 
of low cost housing for sale. 
3.13 So, in summary, of a development of 100 houses in a strategic village, we know that developers are required to provide 40 of them as 
being affordable, but we don’t know much more. The NPPF states that they should be provided on-site but Policy SP 17 states some must be on-
site with the balance as a commuted sum. But the SPD does not provide any further guidance for a strategic village as to how many must be on-
site and how many are to be decided through a commuted sum. It also does not provide either the justification for this division or indeed the criteria 
for determining how much of each.  It does not provide any reasoning why it is acting contrary to the NPPF. We also do not know any information 
about the mix of affordable housing as between sale or rent or indeed the bedroom type. As such we have to question whether the SPD is 
performing its function in terms of explaining how the strategic housing policies for housing choice will actually operate in practice. 
 
Section 8 First Homes 
4.1 This is a new section apparently derived from a Ministerial Statement of May 2021. This states that the Government expects a minimum of 
25% of all affordable housing through developer contributions to be First Homes. According to the Glossary, First Homes are,” a specific kind of 
discounted market sale housing which can be purchased by first time buyers”. 
 
4.2 First Homes will be sold at a 30% market discount. They are to be marketed for the first three months to those who meet a local 
connection test before being offered to the rest of the market. The local connection test asks for purchasers to meet national criteria and that they 
have lived or worked in the Borough for at least five of the last seven years. 
 
Section 9 Entry Level Home Ownership exception sites, Rural Exception sites and First Homes exception sites.  
5.1 This is where the SPD becomes complicated!  
5.2 Policy SP 18 of the Local Plan deals with what are referred to as rural exception sites. These are sites which may be permitted specifically 
for affordable housing in the open countryside, ie. outside settlement boundaries, provided the need is justified. The policy states that the 
affordable housing has to remain in perpetuity.  
5.3 The complication now is that the Government has introduced two other types of exception sites. These include First Homes, where for any 
application for housing development which includes first homes located in the open countryside outside settlement boundaries, a site-specific 
housing needs survey will be required. The survey would need to justify the need for first homes. 
5.4 It also includes Entry Level exception sites. These sites are outside of but adjacent to existing settlements on land that is not already 
allocated for housing. The expectation is that this may release cheaper land specifically for affordable housing. There is no definition of Entry Level 
Homes in the SPD Glossary, but Annex 2 of the NPPF states that Entry Level exception sites are those sites, “… which provide entry level homes 
suitable for first time buyers or equivalent for those looking to rent…..”. 
5.5 It is not at all clear what the difference is between ‘Entry Level Homes’ and ‘First Homes’ and consequently the SPD needs to provide 
greater explanation. It would appear that Entry Level Homes can only be provided on rural exception sites, whereas First Homes may be provided 
as part of general needs housing on a rural exception site, but it can also be provided on any housing development. First Homes also seem to be 
for discounted housing for sale whereas the reference to rent in the NPPF suggests that Entry Level Homes may include social housing as well as 
homes for sale for first time buyers. Entry Level exception sites have to be adjacent to existing settlements, but First Homes are not so 
constrained. In either case there does not appear to be a requirement for affordable homes to be available in perpetuity and this is distinct from the 
requirement in Policy SP 18. This is unfortunate but again bearing in mind the plea in para 7.11 of the SPD, is this something which could be 
incorporated by way of a planning condition?   
5.6 Entry level exception sites cannot come forward on land designated as Green Belt or identified as Designated Rural Areas. The SPD 
states that for the Borough this means in the case of Barton, “the small area of the village core of Barton under Needwood not covered by the 
Designated Rural Area Designation”.  This doesn’t make sense, as previously the rural designation was the area outside of the village core. We re-
emphasise the need for clarity and a plan identifying such Designated Rural Areas. This is particularly important because Annex 2 of the NPPF 
defines designated rural areas as National Parks, Areas of Outstanding Natural Beauty and areas designated as rural under S157 of the Housing 
Act 1985. Casual readers of this SPD cannot be expected to know the exact boundaries of these rural areas! 
 
Monitoring 
6.1 The Strategic Housing Market Assessment document sets out an overall affordable housing need for the Borough and this need has 
influenced the policy approach in the Local Plan. It is important that the SPD sets out what information it is necessary to monitor in order to 
establish how far that need is being met and whether it is on course to meet that target over the life of the local plan. This is particularly important 
in view of the Government’s greater emphasis on low cost housing for sale or discounted housing.   
6.2 It would be very helpful if the SPD set out a framework for the collection of monitoring information to support these policies. At present the 
Annual Monitoring Report collects information from housing developments on the number of bedrooms, the type dwelling type (detached, terraced 
etc.) and the number of affordable houses. It does not seem to collect information directly related to the policy, for example, how many affordable 
houses have been built on-site and off-site. There is no information about tenure especially in terms of the various categories of affordable 

 
 
 
 
 
 
 
 
 
 
 
3.11 Noted, the best mix of affordable provision on any given site is subject to 
negotiation, based on the characteristics of the proposal. Achieving the best 
mix can depend on the timing of the application, local need and the viability at 
that time of different tenures; therefore, the Plan directs this to be ascertained 
in consultation with registered providers on a case-by-case basis.  
 
 
 
3.13 Noted, in decision making the Council will apply the policies in the 
Development Plan to assess the merits of a proposal as a whole. It is not 
always possible to do this in abstract when considering only the quantum of 
development. To achieve the best outcomes the specific qualities of the site 
must be taken into account, and factors relating to the local housing market 
and provision of affordable housing in the area at the time must be 
understood and evaluated. This allows pragmatic and sustainable decisions 
to be made about the type and tenure of housing which is needed locally and 
which can be achieved as part of a development. That being said, the 
inclusion of wording around the importance of paragraph 63 of the 2021 
NPPF in decision taking is noted and agreed, and wording has been 
amended to make reference to this. 
 
 
 
 
 
 
3.1 – 3.9 Noted, Provision for Entry Level Exception Sites is contained in 
paragraph 72 of the 2021 NPPF, which this SPD is written in accordance 
with. It may be that in the future First Homes Exception sites fully replace 
‘Entry Level Exception Sites’ in national policy – as Entry Level Exception 
sites were developed in part to support the then government’s now withdrawn 
‘Starter Homes’ policy. 
 
Currently Entry Level Exception Sites, Rural Exception Sites, and First 
Homes Exception Sites are all part of government policy, and therefore it is 
possible that the Borough could receive applications which seek to deliver 
any of these types. The SPD sets out that each of these types of exception 
site have differing levels of market housing which may be able to be delivered 
within them. 
 
Entry Level Exception sites can contain any form of Affordable Housing 
(including First Homes) and therefore an ‘Entry Level Home’ is a broader 
category than a First Home, but such sites are constrained by the 
requirements of footnote 35. Entry Level Exception Sites, as set out in para 
9.5 of the SPD cannot come forward in Designated Rural Areas. A map of 
East Staffordshire Borough’s Designated Rural Areas is provided in Chapter 
12 of the SPD. This designation will also shortly be available to view as part 
of the East Staffordshire Interactive Planning Map. 
 
First Homes Exception Sites are constrained by the requirements of Planning 
Practice Guidance, and also cannot come forward in Designated Rural 
Areas. Although there are significant similarities and overlap between Entry 



housing. In view of the para. 7.11 in the SPD it would surely be helpful to know how many affordable houses are social housing for rent and how 
many fall into the category of discounted for sale, and their location.  In view of the recent changes to the NPPF this would seem to be more 
important, so presumably monitoring data will now need to collect information on First Homes and Entry Level Homes.  

Level Exception Sites and First Homes Exception Sites, to be considered as 
a First Homes exception site, the site must deliver “primarily First Homes” 
PPG Paragraph: 024 Reference ID: 70-024-20210524 
 
 
 
6.1 – 6.2 Noted, The monitoring framework of the Borough incorporates the 
AMR, but also a number of other housing monitoring documents which can 
be found in the “Housing evidence base documents” section of the ESBC 
Planning Policy web pages. Through this monitoring framework, as well as 
annual reviews of the Plan’s performance, available as part of the Local Plan 
2012 – 2031 web pages, a detailed assessment of the Plan’s performance 
indicators are provided. As part of a Local Plan review these would be 
revisited and revised as required. It may be possible in future years to amend 
the AMR to include an indicator setting out the number of First Homes built 
out during the morning period. 
 

4 Historic England We have no comments to make at this time, but we look forward to working with you in the future, should we have any comments as the SPD 
evolves.  

Noted 

5 Branston Parish 
Clerk 

The parish council have asked me to thank you for allowing them to make comments to the above. They do not have any comments to submit Noted 

6 BPA Pipeline BPA Pipeline do run through East Staffordshire, Please see map attached above. 
In regards to housing consultation we will need to be notified of any development/planning in the affected areas 

Noted 

7 National 
Highways 
Limited 

National Highways has been appointed by the Secretary of State for Transport as a strategic highway company under the provisions of the 
Infrastructure Act 2015 and is the highway authority, traffic authority and street authority for the Strategic Road Network (SRN). It is our role to 
maintain the safe and efficient operation of the SRN whilst acting as a delivery partner to national economic growth. Our principal interest is 
safeguarding the operation of the A50 and A38 SRN which route through the area.  
Based on our review of the document, we understand the draft Housing Choice SPD is part of the guidance framework for the ESBC Local Plan. 
We note that the ESBC already has an adopted choice SPD, submitted in 2019. This revised version reflects new government policies regarding 
First Homes, how housing applications will be dealt with in Designated Rural Areas, and how applications for small Houses of Multiple 
Occupations (HMOs) in Burton on Trent will be assessed.  
The changes to this draft Housing Choice SPD are unlikely to have a significant impact on the SRN. Therefore, we have no further comments to 
provide at this time.  
Our key interests relate to the ESBC Local Plan update, including any associated documents, to understand the likely impacts on the SRN. We 
note that the ESBC Local Plan update was reviewed at an Extraordinary Council meeting on 19th October 2020 which recommended that the 
update to the Local Plan be delayed for a maximum of 5 years. This approach was agreed upon at the meeting. We would therefore welcome 
continued engagement with the Local Planning Authority as the ESBC Local Plan update progresses. 

Noted 

8 Flood Risk 
Management 
Staffordshire 
County Council 

General Comments 
For minor developments in areas of flood risk, LPAs should consider consulting the LLFA on planning applications.  
Housing for Older People 

 Where housing users are more vulnerable, the exception test should take account of the vulnerability of its users when making an 

assessment of whether the development will be safe for its lifetime.   

 Where buildings have mobility access requirements, we would request ramps as a first option to allow FFLs to be increased to manage 

residual risks before considering level ground access. Where level ground access is the only option, we need to see permeable paving 

and or aco drains at door thresholds and site profiling away from building entrances.    

HMOs 
Even where a development vulnerability category is not changing, a new planning application should take the opportunity to improve flood 
resilience especially where ground floor only living accommodation is proposed as this may not have been considered when a building was first 
constructed.  

 
 
 
Agreed, extra text has been added as part of Chapter 4 and Chapter 6 to 
include these suggestions. 
 
 
 
 
 

9 Savills.com on 
behalf of Barratt 
David Wilson 
Homes 

I am writing on behalf of Barratt David Wilson Homes (‘Barratt’) to respond to the draft Housing Choice Supplementary Planning Document (‘SPD’) 
consultation in relation to Barratt’s interests at Tutbury Road, Burton-on-Trent.  
We note that this SPD is a revision of the adopted Housing Choice SPD which was adopted in December 2019. The revised SPD contains 
additions relating to Houses of Multiple Occupation (HMOs) and First Homes, as well as additional text on rural exception sites and in relation to 
the proposed housing mix guide.  
Regarding First Homes, the Planning Practice Guidance (PPG) states that Local Authorities can set their own eligibility criteria including a local 
connection test, or other criteria-based systems such as income caps to ensure that First Homes serve their purpose in helping people onto the 
property ladder. The PPG makes clear that “authorities should consider the application of these discretions carefully and ensure they do not limit 
the eligible consumer base to the point that homes become difficult to sell” (Paragraph: 008 Reference ID: 70-008- 20210524).  

Noted. PPG gives guidance on how First Home schemes should be 
implemented by local authorities, but both the Guidance and the Ministerial 
Statement emphasise flexibility on the part of the Local Authority in 
implementation. The scheme which East Staffordshire has drawn up is in 
accordance with the PPG and Ministerial Statement on First Homes. 
Because First Homes are a new product and public awareness is not yet 
widespread in the Borough, applying the local eligibility criteria for three 
months allows for prioritisation of local residents and workers.  
 



The PPG states that “any local eligibility criteria will apply for a maximum of 3 months from when a home is first marketed” [Savills emphasis] 
(Paragraph: 008 Reference ID: 70-008-20210524).  
The PPG states that SPDs “should not add unnecessarily to the financial burdens on development” (Paragraph: 008 Reference ID: 61-008-
20190315). There is no justification within the draft SPD as to why the full ‘maximum’ 3 month marketing period has been proposed for the 
borough and no assessment provided of its potential financial or supply impact over that period. It is considered that the 3 month marketing period 
within the PPG is a ‘maximum’ and therefore marketing periods of less than 3 months should be considered by the Council. Barratt consider a 
reduced marketing period of up to 6 weeks to be more suitable.  
The proposed additional supporting text at draft SPD paragraph 2.12 recognises that each scheme will be subject to differing circumstances and 
that there may be differences between the development scheme mix and the SPD mix guidance. The recognition of the principle that greater 
flexibility is required is welcomed by Barratt. However, market requirements do differ both over time and on a site-by-site basis and therefore the 
opportunity to deviate from the suggested housing mix percentages by more than ‘a few percentage points’ should be included within the SPD to 
reflect this. This might instead be achieved through the use of a percentage range for the market housing mixes. I trust that the above is helpful 
and I look forward to receiving confirmation of receipt of the attached. Please can I also be kept up to date on any progress made with the SPD. 

The local eligibility criteria in East Staffordshire is drawn relatively widely to 
allow for applications from a large category of applicants across a relatively 
large geographical area; both those who live or have recently lived in the 
Borough, and those who travel to work here. Not all of those who are eligible 
will immediately know of the First Home opportunity. Similarly, the legal and 
financial work required to secure a home under the scheme can sometimes 
take a number of weeks, especially as not all of those involved in the relevant 
financial and legal sectors have well-worn procedures in place yet for First 
Homes. Therefore, whilst buyers and the sector gain knowledge and 
awareness of the product, the three-month marking period where the local 
eligibility criteria apply provides access to the product for a suitable time to 
ensure that all those who could benefit from the prioritisation given by the 
local eligibility criteria can do so. In future versions of the SPD this time limit 
for applying the criteria may be revisited, once the scheme has become more 
mature in the market.  
 
Noted, Whilst it would be possible to include in the SPD a percentage range 
for housing market mix in Table 1, it is our view this would not result in an 
increased focus on providing for housing need in the tenures and types 
required, especially in villages in the Borough.  It is important to acknowledge 
the shortfall in particular housing types identified in paragraph 2.11 of the 
SPD. In many of the Borough’s villages, approved schemes include too few 
two bedroom dwellings, harming the housing mix available in the local 
market. We know this from our formal housing evidence base studies, from 
registered providers, and also from subsequent monitoring. Therefore, it is 
important that the requirements of Table 1 are adhered to wherever possible 
to address this. 

10 Coal Authority The Coal Authority is a non-departmental public body sponsored by the Department of Business, Energy & Industrial Strategy.  As a statutory 
consultee, The Coal Authority has a duty to respond to planning applications and development plans in order to protect the public and the environment 
in mining areas. 
Our records indicate that within the East Staffordshire area there are recorded coal mining features at surface or shallow depth including; mine 
entries and shallow coal workings. These features may pose a potential risk to surface stability and public safety.    
The Coal Authority’s records indicate that surface coal resource is present in the area, although this should not be taken to imply that mineral 
extraction would be economically viable, technically feasible or environmentally acceptable.   As you will be aware those authorities with responsibility 
for minerals planning and safeguarding will have identified where they consider minerals of national importance are present in your area and related 
policy considerations.  As part of the planning process consideration should be given to such advice in respect of the indicated surface coal resource. 
It is noted that this current consultation relates to a Draft Housing Choice SPD and I can confirm that the Planning team at the Coal Authority has no 
specific comments to make on this document.    

Noted 

11 Tetlow King 
Planning on 
behalf of the 
West Midlands 
Housing 
Association 
Planning 
Consortium. 

Tetlow King Planning (TKP) represents the West Midlands Housing Association Planning Consortium (WMHAPC) which includes leading 
housing associations across the West Midlands. Our clients’ principal concern is to optimise the provision of affordable housing and to ensure the 
evolution and preparation of consistent policies that help deliver the wider economic and social outcomes needed throughout the West Midlands 
region. As significant developers and investors in local people, the WMHAPC is well placed to contribute to local plan objectives and the housing 
associations to act as long-term partners in the community.  
We welcome the opportunity to comment on the Draft Housing Choice Supplementary Planning Document (SPD, August 2022) which will update 
the current adopted Housing Choice SPD (April 2016). Accordingly, the proposed changes are not extensive and mainly relate to policy changes 
from Government such as First Homes and the affordable housing threshold in designated rural areas.  
Designated Rural Areas  
Page 19 of the Draft Housing Choice SPD provides further guidance on the affordable housing threshold in East Staffordshire. The WMHAPC 
notes the addition of further guidance in line with national policy regarding the proportion of affordable housing that will be sought in designated 
rural areas at paragraph 7.16:  
“Except in designated rural areas, ESBC will not seek affordable contributions for applications that are not major developments. In designated rural 
areas the NPPF’s suggested affordable housing threshold of developments of 5 or more dwellings will be applied. Therefore, in these locations, 
developments of 5 or more dwellings will require affordable housing contributions.”  
The WMHAPC encourages policy that facilitates the delivery of affordable housing in rural areas. The importance of providing enough affordable 
housing in rural areas is set out in the Planning Practice Guidance (PPG) (ID: 67-009-20190722):  
“People living in rural areas can face particular challenges in terms of housing supply and affordability, while the location of new housing can also 
be important for the broader sustainability of rural communities. Strategic policies will need to be informed by an understanding of these needs and 
opportunities, especially where authorities in designated rural areas wish to demonstrate that it is appropriate to set lower thresholds for affordable 
housing than those which apply generally.” 
However, it appears that the application of a lower affordable housing threshold in designated rural areas is not currently part of the development 
plan - East Staffordshire Local Plan 2012 to 2031 - and therefore not a policy requirement. As the Council currently has no adopted policy on this, 
such a requirement cannot be introduced or required through this SPD. This is specified in the PPG (Reference ID: 61-008-20190315):  

 
Noted, the current version of the housing Choice SPD is the 2019 version. 
 
 
 
 
 
 
Designated Rural Areas. Noted. Chapter 12 of the SPD now contains the 
Designated Rural Areas Mapping. This is particularly relevant to First Homes 
Exception Sites, which cannot be brought forward in these areas. Based on 
consultation responses, and updated legal advice, and in light of the 
forthcoming changes to NPPF, the changes in the Draft SPD related to 
reducing the threshold for developer contributions in designated rural areas 
have not been taken forward at this time. However, the proposal was met 
with some support, especially from Parishes, and is an issue for 
consideration as part of any future review of the Local Plan. 
 
 
 
 
 
 
 

http://eaststaffsbc.gov.uk/sites/default/files/docs/planning/planningpolicy/spd/Appendix%202%20Housing%20Choice%20SPD_FINAL.pdf


“Supplementary planning documents (SPDs) should build upon and provide more detailed advice or guidance on policies in an adopted local plan. 
As they do not form part of the development plan, they cannot introduce new planning policies into the development plan.”  
Therefore, if the Council wishes to introduce a lower affordable housing threshold in designated rural areas, it must do so through the development 
plan, for example through a review of the East Staffordshire Local Plan 2012 to 2031.  
First Homes  
The WMHAPC welcomes Section 8 of the Draft Housing Choice SPD which sets out guidance on the application of the Government’s First Homes 
initiative in East Staffordshire.  
The WMHAPC has concerns about the introduction of First Homes and its potential implications on the delivery of traditional forms of affordable 
housing. We submitted representations to the MHCLG consultation on First Homes in April 2020 which supported the overarching objective of 
increasing home ownership and tackling the affordability gap but recognising that there needs to be a collective solution to addressing the housing 
crisis that caters for all household needs especially those on lower incomes who rely on the social rented sector. One of the WMHAPC’s key 
concerns with the introduction of First Homes is that it undermines the delivery of shared ownership properties. The WMHAPC accepts that First 
Homes will assist some first-time buyers to enter the property market, but it will not help as many households as shared ownership currently does. 
The WMHAPC is therefore pleased that at paragraph 8.10 the Council will be reviewing the housing mix and type of homes built under the First 
Homes to ensure that it meets local needs.  
The approach to policy requirements set out by the Draft SPD at paragraph 8.9 is noted:  
“Paragraph 65 of the NPPF (2021) requires 10% of all dwellings on qualifying sites to be affordable home ownership and First Homes count 
towards this 10% provision. In some instances, 25% of the affordable dwellings as First Homes will not achieve this benchmark. This may leave a 
balance of affordable home ownership that should be met through other tenures such as shared ownership.” (Emphasis added)  
We ask that the Council continues to take a pragmatic approach in the application of First Homes having regard to site characteristics and housing 
market conditions. It is hoped that East Staffordshire Council will continue to support shared ownership as an affordable home ownership tenure 
as it provides an invaluable role in assisting home ownership and enables households to join the housing market with smaller deposits. Shared 
ownership is a flexible and well-established affordable homeownership product that enables staircasing up to full ownership. Noted 
At paragraphs 8.5 to 8.8, the WMHAPC recognises the Draft SPD’s requirement for applicants to undertake a site-specific housing needs survey 
for First Homes developments outside the settlement boundaries of the main towns and strategic villages to determine need. As previously stated, 
it is important to reiterate that the PPG (ID: 61-008-20190315) is clear that SPDs cannot introduce new planning policies into the development 
plan.  
Presently, the PPG does not refer to, or state a need for, a site-specific housing need survey to support applications for the development of First 
Homes. Therefore, it is suggested that the Draft SPD guides readers to existing Strategic Policies 16 and 17 of the Local Plan (as below) to avoid 
confusion, given that these policies already signpost how applicants can demonstrate local housing need. 
• Strategic Policy 16 (Meeting Housing Needs) – “Residential development elsewhere shall provide a dwelling or a mix of dwellings to best meet 
local need according to a local housing needs survey or where applicable the Councils evidence base.” (Emphasis added)  
• Strategic Policy 17 (Affordable Housing) – “The amount of affordable housing which must be provided on site will be as follows, with the 
balance commuted off site in accordance with the Housing Choice SPD:  

• On Burton and Uttoxeter - 13% of dwellings;  

• On Strategic Village sites, an amount consistent with local need;  

• On other sites, an amount determined by the housing needs survey.” (Emphasis added)  
First Home Exception Sites and Entry-Level Exception Sites  
Paragraph 9.1 of the Draft SPD sets out three types of exception sites: Entry Level Exception Sites, Rural Exception Sites and First Homes 
Exception Sites. However, it is the Government’s intention for First Home Exception Sites to replace Entry-level Exception Sites. This was 
confirmed by the Written Ministerial Statement on 24 May 2021:  
“While the Government supports the mechanism of allowing land to come forward outside of the development plan to deliver much-needed homes 
via exception sites, the entry-level exception site policy has not delivered affordable housing to the extent originally envisaged. Following the 
consultation, the Government is replacing this policy with a ‘First Homes exception sites’ policy, in order to encourage First Homes-led 
developments on land that is not currently allocated for housing.” (Emphasis added)  
Whilst there is a level of uncertainty within Government at present, Housing Minister Marcus Jones has previously announced that a new 
prospectus is due “this summer” setting out intended changes to national planning policy. While the prospectus has not yet been published, we 
advise that the current guidance on Entry-Level Exception Sites in the Draft Housing Choice SPD is likely to become outdated in the very near 
future.  
The above comments are intended to be constructive, to ensure the policies are found sound at examination. We would like to be consulted on 
further stages of the above document and other publications by the Council, by email only to consultation@tetlow-king.co.uk; please ensure that 
the West Midlands Housing Association Planning Consortium is retained on the consultation database, with Tetlow King Planning listed as 
its agent. 

 
 
 
 
 
Noted. Agreed that although First Homes are the government’s preferred 
discounted market tenure, other tenures including shared ownership products 
are sometimes a better fit for some purchasers. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted and agreed, additional wording signposting the requirements for 
assessment of housing needs in Strategic Policies 16 and 17 has been 
added to Chapter 9 to highlight this linkage. 
 
 
 
 
 
 
 
Noted, currently Entry Level Exception Sites, Rural Exception Sites, and First 
Homes Exception Sites are all part of government policy, and therefore it is 
possible that the Borough could receive applications which seek to deliver 
any of these types. Therefore, the SPD gives guidance on each of these, 
even though Entry Level Exception Sites and First Homes Exception sites are 
similar in many criteria. In order to meet the PPG definition, First Homes 
Exception sites must deliver ‘primarily First Homes’. 
 

12 The Planning 
Bureau Limited/ 
McCARTHY 
STONE 

Thank you for the opportunity to comment on the consultation papers for the aforementioned document. 
McCarthy Stone is the leading provider of specialist housing for older people for sale. Please find below our comments on the draft Housing 
Choice SPD consultation, which specifically addresses the need for specialist housing for older people. 
National Policy Context 
Government’s policy, as set out in the revised NPPF, is to boost significantly, the supply of housing. 
Paragraph 60 reads: 
“To support the Government’s objective of significantly boosting the supply of homes, it is important that 
a sufficient amount and variety of land can come forward where it is needed, that the needs of groups with specific housing requirements are 
addressed and that land with permission is developed without unnecessary delay.” 

 
Noted and agreed in regard to the guidance on ‘Housing for Older and 
Disabled people’ in the PPG. In regard to viability testing, the 2015 ESBC 
Local Plan was subject to plan wide viability testing. Because the Housing 
Choice SPD can only give guidance on existing policy in the Local Plan, 
interpreted in the light of changes to the NPPF and PPG after its publication, 
then a viability assessment for the SPD would not be relevant, because it 
cannot create new policy or impose additional financial burdens over and 
above the requirements of the adopted plan. 



The revised NPPF looks at delivering a sufficient supply of homes, Paragraph 62 identifies within this context, the size, and type and tenure of 
housing needed for different groups in the community should be assessed and reflected in planning policies including older people. 
In June 2019 the PPG was updated to include a section on Housing for Older and Disabled People, recognising the need to provide housing for 
older people. Paragraph 001 Reference ID: 63-001-20190626 
states: 
“The need to provide housing for older people is critical. People are living longer lives and the proportion of older people in the population is 
increasing. In mid-2016 there were 1.6 million people aged 85 and over; by mid-2041 this is projected to double to 3.2 million. Offering older 
people a better choice of accommodation to suit their changing needs can help them live independently for longer, feel more connected to their 
communities and help reduce costs to the social care and health systems. Therefore, 
an understanding of how the ageing population affects housing needs is something to be considered from 
the early stages of plan-making through to decision-taking” (emphasis added) 
Paragraph 003 Reference ID: 63-003-20190626 recognises that: “the health and lifestyles of older people will differ greatly, as will their housing 
needs, which can range from accessible and adaptable general needs housing to specialist housing with high levels of care and support.” 
Thus, a range of provision needs to be planned for. Paragraph 006 Reference ID: 63-006-20190626 sets out; “plan-making authorities should set 
clear policies to address the housing needs of groups with particular needs such as older and disabled people. These policies can set out how the 
plan-making authority will consider proposals for the different types of housing that these groups are likely to require.” 
Planning policy guidance also addresses ‘housing for older and disabled people’ and amongst other 
things defines specialist housing for older people at Paragraph: 010 Reference ID: 63-010- 
20190626 
‘There are different types of specialist housing designed to meet the diverse needs of older 
people, which can include: 

 Age-restricted general market housing: This type of housing is generally for people aged 55 and over and the active elderly. It may include 
some shared amenities such as communal gardens, but does not include support or care services. 

 Retirement living or sheltered housing: This usually consists of purpose-built flats or bungalows with limited communal facilities such as a 
lounge, laundry room and guest room. 
It does not generally provide care services, but provides some support to enable residents to live independently. This can include 24 hour 
on-site assistance (alarm) and a warden or house manager. 

 Extra care housing or housing-with-care: This usually consists of purpose-built or adapted flats or bungalows with a medium to high level 
of care available if required, through an onsite care agency registered through the Care Quality Commission (CQC). Residents are able to 
live independently with 24 hour access to support services and staff, and meals are also available. There are often extensive communal 
areas, such as space to socialise or a wellbeing centre. In some cases, these developments are known as retirement communities or 
villages - the intention is for residents to benefit from varying levels of care as time progresses. 

 Residential care homes and nursing homes: These have individual rooms within a residential building and provide a high level of care 
meeting all activities of daily living. They do not usually include support services for independent living. This type of housing can also 
include dementia care homes. 

 
There is a significant amount of variability in the types of specialist housing for older people. The list above provides an indication of the different 
types of housing available, but is not definitive. Any single development may contain a range of different types of specialist housing’. 
 
In addition, Para 16 b) of the NPPF requires plans to be, amongst other elements, ‘ b) be prepared positively, in a way that is aspirational but 
deliverable’. Planning Practice Guidance addresses Supplementary Planning documents and at Paragraph: 008 Reference ID: 61-008-20190315 
states that ‘Supplementary planning documents (SPDs) should build upon and provide more detailed advice or guidance on policies in an adopted 
local plan. As they do not form part of the development plan, they cannot introduce new planning policies into the development plan. They are 
however a material consideration in decision-making. They should not add unnecessarily to the financial burdens on development’. 
 
We would also respectfully remind the Council of the increased emphasis on Local Plan viability testing in Paragraph 58 of the NPPF and that the 
PPG states that “The role for viability assessment is primarily at the plan making stage. Viability assessment should not compromise sustainable 
development but should be used to ensure that policies are realistic, and that the total cumulative cost of all relevant policies will not undermine 
deliverability of the plan” (Paragraph: 002 Reference ID: 10-002-20190509). It is noted that the SPD has not been supported by a viability 
assessment. 
 
Need for Older Persons’ Housing 
It is well documented that the UK faces an ageing population. Life expectancy is greater than it used to be and as set out above by 2032 the 
number of people in the UK aged over 80 is set to increase from 3.2 million to 5 million (ONS mid 2018 population estimates). 
 
It is generally recognised (for example The Homes for Later Living Report September 2019). That there is a need to deliver 30,000 retirement and 
extra care houses a year in the UK to keep pace with demand. 
 
The age profile of East Staffordshire can be drawn from the 2018 population projections from the Office for National Statistics. This advises that 
there were 22,681 persons aged 65 and over in 2018, accounting for 19.1% of the total population of the Borough. This age range is projected to 
increase by 11,609 individuals, or 51.2%, to 34,290 between 2018 and 2043. The population aged 65 and over is expected to increase to account 
for 25.5% of the total population of the Borough by 2043. 
 

 
Throughout this response it is important to recognise that this SPD’s remit is 
to give guidance on the currently adopted plan. It cannot create new policy or 
move away from interpreting and providing guidance for applicants and 
decision takers on how the Plan’s requirements will operate in practical 
terms.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted. The Borough Council will ensure the needs and requirements of older 
people are assessed as part of any future housing needs assessment 
evidence base for the Local Plan.  
 



In 2018 there were 5,950 persons aged 80 and over, individuals who are more likely to be frail and in need of long-term assistance. The number of 
people in this age range is forecasted to increase by 5,617 individuals, or 94.4%, to 11,567 between 2018 and 2043. The population aged 80 and 
over is anticipated to represent a higher proportion of East Staffordshire’s residents, accounting for 5% of the total population in 2018 and 
increasing to 8.6% by 2043. This increase in older people is confirmed within the council’s SHMA (2014) which states at para 7.5 that states ‘The 
projections show that the largest component of household growth will be older person households, with a 63% increase in the number of older 
single person and couple households’ and para 7.6 ‘The increase in older person households correlates with increase in the population of older 
people and hence is primarily due to people living longer rather than to breakdown of older person households’. 
It is therefore clear there will be a significant increase in older persons’ over the next 20 years and the provision of suitable housing and care to 
meet the needs of this demographic should be a priority of the SPD. 
 
Benefits of Older Persons’ Housing 
Older peoples housing produces a large number of significant benefits which can help to reduce the demands exerted on Health and Social 
Services and other care facilities – not only in terms of the fact that many of the residents remain in better health, both physically and mentally, but 
also doctors, physiotherapists, community nurses, hairdressers and other essential practitioners can all attend to visit several occupiers at once. 
This leads to a far more efficient and effective use of public resources. 
 
Economic 
A report ‘Healthier and Happier’ An analysis of the fiscal and wellbeing benefits of building more homes for later living” by WPI Strategy for Homes 
for Later Living explored the significant savings that Government and individuals could expect to make if more older people in the UK could access 
this type of housing. The analysis reaffirmed well established facts, showing that: 

 Each person living in a home for later living enjoys a reduced risk of health challenges, contributing to fiscal savings to the NHS and social 
care services of approximately £3,500 per year. 

 Building 30,000 more retirement housing dwellings every year for the next 10 years would generate fiscal savings across the NHS and 
social services of £2.1bn per year. 

 On a selection of national well-being criteria such as happiness and life satisfaction, an average person aged 80 feels as good as 
someone 10 years younger after moving from mainstream housing to housing specially designed for later living.’ 
 

Each person living in a home for later living enjoys a reduced risk of health challenges, contributing fiscal savings to the NHS and social care 
services of approximately £3,500 per year (Homes for Later Living September 2019). More detail on these financial savings is set out within the 
report. 
 
A further report entitled Silver Saviours for the High Street : How new retirement properties create more local economic value and more local jobs 
than any other type of residential housing (February 2021) found that retirement properties create more local economic value and more local jobs 
than any other type of residential development. For an average 45 unit retirement scheme, the residents generate £550,000 of spending a year, 
£347,000 of which is spent on the high street, directly contributing to keeping local shops open. 
 
As recognised by the PPG, Retirement housing releases under-occupied family housing and plays a very important role in recycling of housing 
stock in general. There is a ‘knock-on’ effect in terms of the whole housing chain enabling more effective use of existing housing. In the absence of 
choice, older people will stay put in properties that are often unsuitable for them until such a time as they need expensive residential care. A 
further Report “Chain Reaction” The positive impact of specialist retirement housing on the generational divide and first-time buyers (Aug 2020)” 
reveals that about two in every three retirement properties built, releases a home suitable for a first-time buyer. A typical Homes for Later Living 
development which consists of 40 apartments therefore results in at least 27 first time buyer properties being released onto the market. 
 
Social 
Retirement housing gives rise to many social benefits: 

 Specifically designed housing for older people offers significant opportunities to enable residents to be as independent as possible in a 
safe and warm environment. Older homes are typically in a poorer state of repair, are often colder, damper, have more risk of fire and fall 
hazards. They lack in adaptions such as handrails, wider internal doors, stair lifts and walk in showers. Without these simple features 
everyday tasks can become harder and harder 

 Retirement housing helps to reduce anxieties and worries experienced by many older people living in housing which does not best suit 
their needs by providing safety, security and reducing management and maintenance concerns. 

 The Housing for Later Living Report (2019) shows that on a selection of wellbeing criteria such as happiness and life satisfaction, an 
average person aged 80 feels as good as someone 10 years younger after moving from mainstream housing into housing specifically 
designed for later living. 
 

Environmental 
The proposal provides a number of key environmental benefits by: 

 Making more efficient use of land thereby reducing the need to use limited land resources for housing. 

 Providing housing in close proximity to services and shops which can be easily accessed on foot thereby reducing the need for travel by 
means which consume energy and create emissions. 

 Providing shared facilities for a large number of residents in a single building which makes more efficient use of material and energy 
resources. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 The proposal includes renewable technology through the use of solar panels to assist in the reduction of CO2 emissions. 

 All areas of the building will be lit using low energy lighting and where applicable utilise daylight and movement sensor controls. 
 

Local policy context and draft Housing Choice SPD 
Looking at the draft Housing Choice SPD and the Local Plan / Core Strategy, Strategic Policy 16 of the Local plan and as detailed within the draft 
SPD ‘welcomes proposals to develop Extra-care Housing and Retirement Housing on suitable sites’. 
 
Para 2.5 of the draft SPD identifies that Specialist housing is also expected to be delivered on Sustainable Urban Extensions as set out in 
Strategic Policy 7 of the Local Plan.  
 
Para 2.6 states that ‘The Borough Council expects prospective developers to consider whether a site is suitable for specialised accommodation. 
Guidance on specialised accommodation is provided in Chapter 2, 3 and 4’. This includes how the amount and mix of Affordable housing required 
on market housing led development will be determined. 
 
Para 2.12 of the draft SPD states that ‘Each scheme will need to be assessed on its design and mix, which should seek to reflect Table 1 as 
closely as possible. The Council however recognise that each scheme will be subject to differing circumstances and will only use the percentages 
below as a guide. It is recognised that in many cases these percentages will not marry up exactly to a proposal, but should be within a few 
percentage points of it in each category wherever possible’. This is followed by Table 1 that sets a ‘Guide to mainstream market housing mix 
percentages’. This table splits the housing mix into settlements and also provides a percentage required for housing for older people at 
development proposals at these settlements. Footnotes to the table attempts to define housing for older people and states: 
 ‘DEFINITION: Bungalows or houses which are specifically designed with older people wanting to downsize in mind, offering for example a 
downstairs bathroom and/or a level access or low threshold shower. These are mainstream market dwellings which will be sold freehold without 
any age restriction or requirement to pay service charges. Applicants will need to evidence that proposed dwellings have been designed with older 
people in mind. Please note they do not have to specifically be single storey units. 
 
Because of the increasingly complex needs of the aging population in the County, housing units for older people should always comprise at least 
two bedrooms, to allow for overnight stays of carers. Where possible a mix of 2 and 3 bedroom housing for older people should be provided’. 
 
Para 2.13 states that ‘To be appropriate, development will need to be consistent with the mix required in the area but also reflect the nature of the 
site’. Para 2.13 has a couple of requirements and continues to state that: 
 
‘b) Developments of entirely Housing for Older People may be appropriate on smaller sites, particularly in Brizlincote, Stapenhill, Winshill and 
Strategic villages. 
c) Appropriate development on smaller sites is otherwise likely to mean the type and size of housing most lacking in the immediate vicinity, in 
order to extend choice and inclusivity, with a mix of such dwellings and inclusion of Housing for Older People wherever possible. 
d) Larger sites of 10 or more dwellings are expected to provide the mix shown in Table 1. 
e) Depending on the scale, location and housing mix, some sites may be particularly appropriate for Affordable housing led development.’ 
 
Section 4 of the SPD specifically addresses specialised housing for older people, this is not copied out here but some amendments are 
recommended below to ensure consistency and viability. 
 
Recommendations 
Whilst the core Strategy / Local Plan is consistent with national policy as it includes support for housing for older people the draft Housing Options 
SPD at Table 1 introduces a definition of older people’s housing that is not consistent with the PPG / national policy (Paragraph: 010 Reference ID: 
63-010-20190626) as it simply identifies that older people’s housing is in effect mainstream housing that is more appropriately designed for older 
people in mind rather than be specialist accommodation in its own right as defined within the PPG. This definition is also contrary to the definition 
of older people’s housing within section 4 of the draft SPD. The definition provided in Table 1 of the draft Housing Options SPD should therefore 
either be deleted or amended to ensure consistency with Paragraph: 010 Reference ID: 63-010-20190626 of PPG.  
 
The footnotes at Table 1 then continues to attempt to define the size of older people’s housing and suggests that it should comprise of housing 
units with at least 2 bedrooms and even include a mix of 2 and 3 bedrooms. This requirement is unjustified and not effective and would make 
genuine older person’s housing undeliverable and unviable. It would be inconsistent with PPG Paragraph: 008 Reference ID: 61-008-20190315 as 
it would add ‘unnecessarily to the financial burdens on development contrary to PPG’. This element of the definition should therefore also be 
deleted especially as the SPD is not supported by a viability study. It is very important to do so in order to ensure that support is targeted to 
recognised types of older persons housing that will deliver the benefits outlined above. The whole definition of older people’s housing should be 
replaced with that detailed within PPG Paragraph: 010 Reference ID: 63-010-20190626as follows: 
 
Delete the following text at Table 1: 
 
DEFINITION: Bungalows or houses which are specifically designed with older people wanting to downsize in mind, offering for example a 
downstairs bathroom and/or a level access or low threshold shower. These are mainstream market dwellings which will be sold freehold without 
any age restriction or requirement to pay service charges. Applicants will need to evidence that proposed dwellings have been designed with older 
people in mind. Please note they do not have to specifically be single storey units. Because of the increasingly complex needs of the aging 

 
 
 
 
 
Noed. Table 1’s definition of older people’s housing derives from the Adopted 
Plan’s definition and the requirements of Local Plan Strategic Policies 16 and 
17. Chapter 4 of the SPD gives guidance on the interpretation and practical 
application of Strategic Policy 16. 
 
Strategic Policy 16 requires that “Residential development in the main towns 
and Strategic Villages shall provide an appropriate dwelling or mix of 
dwellings given the mix required in that part of the Borough according to the 
Councils evidence base or other evidence, including Housing for Older 
People.”  

The wording of the adoption SPD in table 1 has been modified to make clear 

that developments which have the ability to accommodate overnight stays 

from carers are beneficial, but need to be considered on a case-by-case 

basis. “Where possible a mix of 2 and 3 bedroom housing for older people 

should be provided, this can facilitate overnight stays from carers.” This 

accords with the local evidence base, which highlights the value of informal 

care, and PPG which states “The provision of appropriate housing for people 

with disabilities, including specialist and supported housing, is crucial in 

helping them to live safe and independent lives. Unsuitable or unadapted 

housing can have a negative impact on disabled people and their carers… 

An ageing population will see the numbers of disabled people continuing to 

increase and it is important we plan early to meet their needs throughout their 

lifetime.” Paragraph: 002 Reference ID: 63-002-20190626 

 
The definition of older people’s housing is set out in the Adopted 2015 ESBC 
Local Plan, therefore it is beyond the scope of the Housing Choice SPD to 
alter this, and decisions as regards each application must be taken in 
accordance with the development plan unless there are material 
considerations that indicate otherwise. 
 
Extra wording has been added to the first paragraph of Chapter 4 to highlight 
and give extra emphasis to the role of the PPG in determining such 
applications: “In 2019 the government published detailed planning practice 
guidance on Housing for older and disabled people, this is an important 
material consideration for all planning applications that concern older and 
disabled people.” 
 
Other changes suggested in this response would not reflect the adopted 
development plan, which sets out in strategic policies 16 and 17 
requirements for extra care housing, in accordance with the evidence base 
set out in supporting text at 3.108 – 3.132 of the Local Plan. Whilst there 
would be value in evaluating many of the suggestions here, they would 
necessarily need to come as part of a review of the Local Plan, and are 
outside the scope of changes which could be made in an SPD without 
deviating from the adopted Plan and essentially introducing new policy. 
 
Other suggestions include adding ‘where feasible’ to a number of parts of the 
SPD. This wording doesn’t appear in a relevant part of the adopted Plan and 
would in our view serve to undermine the intentions of the policy. These 
additions would also add uncertainty as to what ‘where feasible’ means in a 
given application, and what test should be used to determine this.   
 
It is however the case that, if an argument can be presented as part of an 
application that material considerations indicate a departure from the 
development plan, then this should be evaluated. Similarly, the plan contains 



population in the County, housing units for older people should always comprise at least two bedrooms, to allow for overnight stays of carers. 
Where possible a mix of 2 and 3 bedroom housing for older people should be provided 
 
And replace with: 
 

 Age-restricted general market housing: This type of housing is generally for people aged 55 and over and the active elderly. It may include 
some shared amenities such as communal gardens, but does not include support or care services. 

 Retirement living or sheltered housing: This usually consists of purpose-built flats or bungalows with limited communal facilities such as a 
lounge, laundry room and guest room. It does not generally provide care services, but provides some support to enable residents to live 
independently. This can include 24 hour on-site assistance (alarm) and a warden or house manager. 

 Extra care housing or housing-with-care: This usually consists of purpose-built or adapted flats or bungalows with a medium to high level 
of care available if required, through an onsite care agency registered through the Care Quality Commission (CQC). Residents are able to 
live independently with 24 hour access to support services and staff, and meals are also available. There are often extensive communal 
areas, such as space to socialise or a wellbeing centre. In some cases, these developments are known as retirement communities or 
villages - the intention is for residents to benefit from varying levels of care as time progresses. 

 Residential care homes and nursing homes: These have individual rooms within a residential building and provide a high level of care 
meeting all activities of daily living. They do not usually include support services for independent living. This type of housing can also 
include dementia care homes. 
 

There is a significant amount of variability in the types of specialist housing for older people. The list above provides an indication of the different 
types of housing available, but is not definitive. Any single development may contain a range of different types of specialist housing’. 
 
Housing for older people is often delivered on separate sites with a minimum amount of around 35 to 40 units. This is to ensure viability of sites. 
Given the amended definition of older people’s housing the council should recognise this and provide more flexibility to para 2.13 to ensure the 
delivery of older people’s housing as part of the urban extensions / allocated housing sites as well as brownfield sites or more centrally located 
sites in sustainable locations that may come forward that are often more appropriate for older people. This is also implied in section 4 of the draft 
SPD. In addition, given the number of units needed to ensure viability to an older peoples housing scheme and given that such scheme are 
unlikely to be delivered on small sites reference to smaller sites being suitable for older people’s housing should be deleted to ensure flexibility. 
This would also ensure section 2 is consistent with section 4 of the SPD. 
 
Para 2.13 should therefore be amended as follows: 
 
‘Para 2.13 - To be appropriate, development will need to be consistent with the mix required in the area, where possible, but also reflect the nature 
of the site’. 
b) Developments of entirely Housing for Older People may be appropriate on smaller sites, particularly in Brizlincote, Stapenhill, Winshill and 
Strategic villages. 
c) Appropriate development on smaller sites is otherwise likely to mean the type and size of housing most lacking in the immediate vicinity, in 
order to extend choice and inclusivity, with a mix of such dwellings and inclusion of Housing for Older People wherever possible. 
d) Larger sites of 10 or more dwellings are expected to provide the mix shown in Table 1, where feasible 
e) Depending on the scale, location and housing mix, some sites may be particularly appropriate for Affordable housing led development.’ 
 
We support the council including Section 4 ‘Specialised Housing for Older People’ however given the change in definitions requested above we 
also feel that amendments should be made to this section to ensure consistency within the draft SPD itself and with national policy. Additionally, it 
is imperative to understand that M4(3) levels of accessibility are not and should not be a determinant of retirement housing. These do not deliver 
the benefits outlined above and can serve to “institutionalise” a development for the residents thereby reducing sense of independence. 
 
Para 4.1 should be amended as follows: 
 
Extra-Care Housing 
DEFINITION: A development of clustered dwellings and communal facilities for households with varying care needs where overnight on-site care 
services will be available to occupiers so that they are able to remain in their own homes as their care needs increase. May also include 
accommodation for staff. 
 
Retirement Housing 
DEFINITION: A development of clustered dwellings and communal facilities meeting requirement M4 (3) of the Building Regulations (wheelchair 
user dwellings) with occupation restricted to older people. May also include other accommodation for staff. 
 
And replace with: 

 Age-restricted general market housing: This type of housing is generally for people aged 55 and over and the active elderly. It may include 
some shared amenities such as communal gardens, but does not include support or care services. 

 Retirement living or sheltered housing: This usually consists of purpose-built flats or bungalows with limited communal facilities such as a 
lounge, laundry room and guest room. It does not generally provide care services, but provides some support to enable residents to live 
independently. This can include 24 hour on-site assistance (alarm) and a warden or house manager. 

a number of policies, including Strategic Policy 17 which set out specific 
circumstances where an applicant can argue for a departure from specific 
policy elements through demonstrating lack of viability. 
 
Noted. The responses on retirement housing relate to the definition in the 
Plan and Strategic Policy 17, which are outside the scope of this SPD to re-
write. It is also the case that Strategic Policy 16 contains a policy requirement 
for compliance with M4(2) of the building regulations. 
 
As part of determining each application, the Plan must be read alongside the 
NPPF and PPG. The SPD has been amended to reflect the significance of 
the 2019 PPG. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Agreed, paragraph 4.4 has been amended with this wording 
 
 
 
 
 
 
Noted, please see above responses regarding the addition of “where 
feasible” and departing from definitions in the Local Plan. While these 
definitions are relevant, and all applications should be considered in the light 
of the changes to Planning Practice Guidance (as reinforced by the updated 



 Extra care housing or housing-with-care: This usually consists of purpose-built or adapted flats or bungalows with a medium to high level 
of care available if required, through an onsite care agency registered through the Care Quality Commission (CQC). Residents are able to 
live independently with 24 hour access to support services and staff, and meals are also available. There are often extensive communal 
areas, such as space to socialise or a wellbeing centre. In some cases, these developments are known as retirement communities or 
villages - the intention is for residents to benefit from varying levels of care as time progresses. 

 Residential care homes and nursing homes: These have individual rooms within a residential building and provide a high level of care 
meeting all activities of daily living. They do not usually include support services for independent living. This type of housing can also 
include dementia care homes. 
 

There is a significant amount of variability in the types of specialist housing for older people. The list above provides an indication of the different 
types of housing available, but is not definitive. Any single development may contain a range of different types of specialist housing’ 
Given the concerns over viability of specialist housing schemes and flexibility required by NPPF and the requirement of SPD’s not to place 
unnecessary financial burden on developers, paragraph 4.2 should be amended as follows to ensure there is flexibility and consistency with NPPF 
and PPG. 
 
Amend para 4.2 as follows: 
4.2 The Council will need to be satisfied that a proposed development meets these definitions before it grants permission. Permission will then be 
subject to conditions and/or obligations to ensure the development meets this definition. Applicants will need to verify that proposals for both Extra 
Care and Retirement Housing meet or exceed M4(3)(2)(a) of the Building Regulations relating to wheelchair adaptable dwellings. 
Paragraph 4.4 advises that “There is no Affordable housing requirement from Retirement housing, to encourage investment, in recognition of its 
higher costs which make Affordable housing without grant unviable, and because need for Affordable Retirement housing has not been identified 
to justify grant funding”. Preceding Paragraph 4.3 seeks affordable housing from extra care developments with Grant. Extra Care typically has 
even higher costs and it should be recognised therefore that even with Grant, such schemes may be unviable 
 
It is recommended therefore that the following sentence is added to the end of paragraph 4.3 “It is recognised however that schemes may not be 
viable even with grant”.   
 
 
 
Again, to provide flexibility to design of older peoples’ housing, para 4.7 should be amended as follows: 
 
4.7 Extra-care housing and Retirement housing should be designed in accordance with the following guidelines, where feasible: 
The council should also consider whether reference to the PPG on ‘Housing for Older and Disabled People’ paragraphs Paragraph: 017 
Reference ID: 63-017-20190626 to Paragraph: 019 Reference ID: 63-019- 20190626 should be referenced in para 4.7. In addition, given the 
above recommendations we consider the council should also ensure that definitions within the glossary of the draft SPD match amendments made 
to the plan. We advise that the definitions of the following should be amended: 

 Care homes and Nursing homes, 

 Extra-care Housing, 

 Housing for Older People, 

 Retirement housing, and 

 Specialised housing for older people: 
 

Thank you for the opportunity for comment. 

SPD) this must be weighed as part of the planning balance in relation to the 
adopted policy wording. 

13 Rocester Parish 
Council  

1.0    Purpose of this Comments paper 

1.1  In its role as the Local Planning Authority, East Staffordshire Borough Council (ESBC) is intending to revise its House Choice 
Supplementary Planning Document (SPD) and is seeking responses from consultees (including parish councils) by 5pm Monday 10th 
October 2022.   

1.2  This paper aims offers both formal responses and questions arising from the considerations by Rocester Parish Council (RPC). 

2.0 The Issues for which ESBC requests particular comment 

3.1 Only parts of the Draft SPD that are highlighted in yellow in its PDF version were intended for alteration, being – 

Application Checklist      Page   1  

2. Strategic Policy 16: Meeting Housing Needs    Page   4  

 6. Houses of Multiple Occupation in Burton on Trent   Page 14  

7. Strategic Policy 17: Affordable Housing    Page 15 

8. First Homes       Page 27  

9. Strategic Policy 18: Entry Level Home Ownership Exception 

 
Noted 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



         Sites, Rural Exception Sites and First Homes exception sites Page 29  

Appendix : Worked examples      Page 48 

3.2 Even so, these and other issues that directly concern Rocester have been given particular attention. For ease of identification, both the 
Section and paragraph numbering systems of the Draft SPD have also been adopted for this Comments paper. 

2.  Strategic Policy 16: Meeting Housing Needs  

N. B.  The following paragraph numbers match those of the Draft Housing Choice SPD and the paragraphs’ text is shown in italics.  

2.4  Concerning Strategic Policy 16 : Meeting Housing Needs, it has been assumed that ESBC is not intending to amend the policy stated in 
the Adopted Local Plan 2012-2031. RPC hopes that the local needs of the local needs ‘the main towns and Strategic Villages’ will indeed 
provide ‘an appropriate dwelling or mix of dwellings’ for the individual communities. 

It should also be noted that ‘living accommodation (that meets) requirement M4(2) of the Building Regulations (accessible and adaptable 
dwellings)’ can also be provided on other than ground floors. 

Market housing mix in Burton, Uttoxeter and Strategic Villages 

2.8  The Council will need to be satisfied that the mainstream market housing to be provided on a development is appropriate. Applicants 
therefore need to take full account of the information that follows and to negotiate proposals with the Council at the earliest opportunity. 

2.9.  It should be noted that planning permissions have already been granted for some 40% more than 115 new dwellings required in the 
Strategic Village of Rocester by 2031 stated in the Adopted Local Plan but RPC does not know if the stated percentages are being provided 
in Rocester or require adjustment.   

2.11 Does this mean that such 2- and 3-bedroom provision has become an absolute standard? If so, their plots should be large enough to permit 
some extension and more on-site parking.  

2.12 Surely this does not mean that flats that are also ‘specifically designed for older people wanting to downsize’ will not be entertained since 
there could be service charges for common areas and centralised heating? Also, whilst the yellow highlighted paragraph is new and its 
seemingly sensible, will both the purchase and running costs of such accommodation of such sizes be affordable for everyone?   

2.13  Such a provision will need reconciling with the requirement for creating and maintaining sustainable and inclusive mixed communities 
stated elsewhere.   

                Market housing mix outside Burton, Uttoxeter and the Strategic villages 

2.15 If this means that the local housing needs of such settlements are not to be prioritised but rather that of the whole Borough, this is not 
acceptable.   

2.17 Can such local housing needs survey information for Rocester be made available to RPC?   

2.18 It is important that such housing needs surveys are impartial and address the specific housing needs of the individual host settlement 
community.   

2.20 To minimise the possibility of planning objections at a later stage, there should be a role for Parish Councils in this process, assuming that 
they have the resources to do so.   

2.21  Such recognition of meeting local need and wants rather than that of the whole Borough is very much appreciated.  

When a Housing Needs Survey is not required 

2.22 Why are housing needs surveys not required for such buildings since, depending on their sizes, doing so could well have significant impacts 
on existing local infrastructures?   

Removing conditions on holiday accommodation 

2.23 There is also strong evidence in the rural areas that the use of former full-time residential accommodation for holiday letting is reducing 
the housing stock available for meeting local need. This is a matter that also needs to be addressed in any revised SPD. 

4.  Specialised Housing for Older People 

4.13 Such consultation requirements suggest that early meeting(s) with the appropriate Parish Council would be appropriate.  

7.  Strategic Policy 17: Affordable Housing 

 The various terms and wording used in this very important section are confusing and not always defined in the Glossary.  

7.1 Regarding SP17, the past prioritisation of the housing needs of the whole Borough has led to social problems in Rocester because of the 
lack of regular public transport and facilities found only in Uttoxeter or even Burton – if still present. Consequently, should this be ‘for the 
benefit of the local community’s housing needs and then particularly those in housing need’?  

7.2 See response to paragraph 2.20. 

 
 
 
 
 
 
 
 
 
Noted the SPD’s remit is to give guidance on the currently adopted Plan. It 
cannot create new policy or move away from its role of interpreting and 
providing guidance for applicants and decision takers on how the Plan’s 
requirements will operate in practical terms. It therefore doesn’t seek to take 
a view on what might be included in a future review of the Local Plan. 
 
“can be provided on other floors” Noted and Agreed 
 
 
 
Noted, Provision should be in accordance with Table 1, however table 1 still 
amounts to guidance, and there will be circumstances where schemes may 
deviate from this, or compliance with Table 1 may not be possible. This is 
explained further in paragraph 2.12 of the SPD 
 
Noted. This definition does not apply to flatted accommodation, and is part of 
the Local Plan. For flatted accommodation, service charges will normally be 
payable, and these are not normally sold as freeholds. However some 
accommodation of this type will be suitable for older people. 
 
“Such a provision will need reconciling “Agreed, the Plan must be read as a 
whole and decisions will be taken based on an evaluation of the scheme 
against all the elements of the development plan and material considerations. 
  
2.15 – Noted, this is not the case 
 
2.18 – Agreed, the process for housing needs surveys is detailed in Chapter 
11 “Evidencing Need”  
 
2.20 – Agreed, this is set out in Chapter 11 of the document 
 
 
 
2.22 – This is because re-use of the buildings in question is likely to ensure  
            the buildings do not fall into disuse or disrepair, or because some   
            element of residential use is already present. It would normally be too   
            onerous to require a full housing needs survey for what are normally  
            fairly small scale conversions  
 
2.23 Noted 
 
4.13 Noted 
 
 
 
 
 
 
7.1 Noted 
 
 
 
 
 



7.3 Regarding SP17, it is noted that Extra-care developments are contingent on ESBC’s receiving sufficient commuted sums and so may not 
obtain the housing that the local community really needs. Also, the provision of ‘Affordable housing (in) each phase of a development’ 

may not always be possible because of the characteristics and efficient development of the individual sites. 

What is Affordable Housing? 

7.10 For how long are the purchase prices mentioned for Starter Homes expected to be appropriate? Would it be better to give a fixed date and 
comment that it will be subject to a recognised index for inflation?  

7.16 The term ‘major development’ requires definition in the SPD’s Glossary or a cross-reference give to another statutory document. 

7.22 To attain ESBC’s objectives for Affordable housing within the Borough, should paragraph 7.22 (a) also mention that a compensating S.106 
contribution may be applicable?  

Evidencing limited viability 

7.26 Again, comment is needed on the base date for the figures listed and how they are to be adjusted for inflation.  

7.29 Does this paragraph mean that, once ESBC has agreed a development appraisal, outline and/or full planning permission will be granted 
automatically? If so, how will any reasonable objections to the proposed development by the parish councils, statutory consultees and / or 
neighbours be considered objectively?   

7.30 Who is to pay for the review mechanism mentioned in paragraph 7.30(b)? ESBC or the Applicant? 

7.31 Again, who is to pay for the review? ESBC or the Applicant? 

Amount of on-site Affordable housing provision and off commuted sum 

7.33 £40,000 would not provide even the smallest dwelling. Should the sum be inflation index-linked? 

7.35 If significant amounts of market housing is purchased for affordable housing, the desired balance of tenures and their dispersal within 
communities will be altered significantly.  

How to incorporate affordable housing into the design and layout of developments 

7.43 ESBC’s insistence on such Duplex layouts may preclude this type of Affordable accommodation within central settlement areas.  

7.44 This, of itself, may not provide the social integration desired and also may not always be possible. 

7.45 See earlier comments made in paragraph 7.in relation to SP17.  

On-site Affordable housing mix 

7.47 This paragraph is most welcome so long as local opinion will be considered at the early stages. 

Affordable housing led development 

7.50 How does ‘residential development which is entirely or predominantly affordable housin’g help the desire for integrated and mixed tenures 
stated in paragraph 7.52 and elsewhere? 

7.55 Does this mean that Market housing development have to accept some Affordable housing but not vice versa?   

8.  First Homes 

8.1 It would be more helpful if it was stated that the relevant PPG can be found at https://www.gov.uk/guidance/first-homes.ok 

8.5 RPC and other parish councils must be consulted on any such sites outside its present settlement boundary at the earliest opportunity.  

8.10 Comment should be made on the base date of the maximum sale price and the inflation index to be used. 

8.10b. The proposed three-month time scale for locals (who should, in any case, be first time buyers) should be extended since mortgage 
availability could be an issue if inflation goes any higher. 

8.10c  The paragraph is too open-ended as it stands. Might it be better to say ‘demonstrate that they have lived or worked permanently within 
East Staffordshire Borough for at least 5 of the last 7 years’? 

9. Entry Level Home Ownership exception sites 

Rural Exception Sites and First Homes exception sites 

9.1 With there being no further explanation of ‘First Homes exception sites’, let alone ‘Entry Level Home Ownership exception sites’, definitions 
of all three types of exception sites should appear in the Glossary. 

9.2 Why no similar explanation for ‘First Homes exception sites’?  

Entry Level Exception Sites 

7.3 Noted, a determination would need to be made on each of these   
      elements as part of the circumstances of a proposal, however ordinarily      
      there is an emphasis on seeking to integrate affordable housing across a   
      development rather than in only one phase 
 
7.10 Support for Starter Homes is now largely withdrawn by government, and  
        so guidance on their development may be able to be removed in the  
        next version of this SPD. 
 
 
7.16 Agreed, A definition has been added to the SPDs glossary 
 
7.22 Noted, although this a matter for each application 
 
7.26 – 7.31  
Noted, the figures in this section can’t be changed through the SPD as they 
are set and agreed through the local plan process, agreed through the plan 
wide viability study.  
 
Normally the review is paid for the by applicant. The development appraisal 
process does not guarantee that planning permission will be granted. 
 
7.43 – 7.45 Noted 
 
7.47 Noted 
 
7.50 Noted, although some schemes, especially where provided for in  
        national policy for example as exception sites, will be comprised of   
        wholly or largely of affordable housing, the majority of schemes should  
        contain a mix in accordance with the Development Plan. 
 
7.55  Yes this is correct, although some types of affordable housing schemes   
          can include an element of market housing, see local plan Strategic  
          Policy 18  
 
 
 
8.1 – 8.10c  
Noted, ESBC doesn’t ordinary include the web addresses of PPG pages 
because these can date overtime and become invalid. 
 8.5 Noted. 8.10, this is governed by national guidance in the PPG.  
8.10b and c 
PPG gives guidance on how First Home schemes should be implemented by 
local authorities, but both the Guidance and the Ministerial Statement 
emphasise flexibility on the part of the Local Authority in implementation. The 
scheme which East Staffordshire has drawn up is in accordance with the 
PPG and Ministerial Statement on First Homes. Because First Homes are a 
new product and public awareness is not yet widespread in the Borough, 
applying the local eligibility criteria for three months allows for prioritisation of 
local residents and workers. Three months is the maximum time that PPG 
suggests local authorities should apply local eligibility criteria for. 
 
Not all of those who are eligible will immediately know of the First Home 
opportunity. Similarly, the legal and financial work required to secure a home 
under the scheme can sometimes take a number of weeks, especially as not 
all of those involved in the relevant financial and legal sectors have well-worn 
procedures in place yet for First Homes. Therefore, whilst buyers and the 
sector gain knowledge and awareness of the product, the three-month 
marking period where the local eligibility criteria apply provides access to the 
product for a suitable time to ensure that all those who could benefit from the 
prioritisation given by the local eligibility criteria can do so. In future versions 
of the SPD this time limit for applying the criteria may be revisited, once the 
scheme has become more mature in the market.  



9.3 Whilst the presumption that such sites outside the declared Settlement Boundaries are less costly might be true in some cases, this is no 
reason to permit housing development of a single type (affordable) since it goes against ESBC’s own policies for social integration.  

9.4 As acknowledged in paragraph 9.5 and under Section 157 of the Housing Act 1985, the Parish of Rocester would seem to be a Designated 
Rural Area. Consequently, Entry Level Exception Sites for Affordable homes outside Rocester’s settlement boundary seemingly cannot be 
permitted.    

9.7 Since ESBC’s SHMA was last updated as long ago as April 2014, it might no longer be reliable. The changes in the nation’s circumstances 
have generated a far greater need for affordable rented property in both the private and social sectors. 

Rural Exception Sites 

9.13 Is such evidence available to parish councils? 

 Regarding SP18: Residential Development on Exception Sites, which services in particular must be ‘within easy reach’? See also para 
9.14(c). Also, how can travellers really be considered to be ‘local people’? See also para. 9.18. 

9.21 Are the 4-, 9- and 13-week time scales still appropriate in the current circumstances? 

9.22b Surely the term ‘at some point’ too vague? It would be better to have a sensible defined period.   

9.22c Should this be for ‘12 months’ rather than ‘the last year’?  If so, state so. 

9.23 Very much agreed 

9.25  Is this understandable and acceptable as written? 

First Homes Exception Sites 

9.27 Rocester would seem to be a Designated Rural Area so First Homes Exception Sites will not be permitted. This means that all First Homes 
will have to be within the Rocester settlement boundary as defined in the Adopted Local Plan 2012-2021?  

9.28 Delete this paragraph which is a direct repetition of what has been said in paragraph 9.5.  
 

 
The local eligibility criteria in East Staffordshire is drawn relatively widely to 
allow for applications from a large category of applicants across a relatively 
large geographical area; both those who live or have recently lived in the 
Borough, and those who travel to work here. So far the Borough has 
experienced a good level of response to the marketing of the initial First 
Home schemes being built, and so the local eligibility criteria seems to be 
effective. We will however continue to monitor this and consider whether the 
criteria need to be amended in the coming years.  
 
Chapter 9 Noted, The definition of these sites is quite lengthy and can be 
found as part of the NPPF as referenced in paragraph 9.1 of the SPD.  The 
map of designated Rural Areas is now included in Chapter 12 of the SPD.  
 
9.7 Noted. A new housing needs assessment would be required as part of 
the evidence base of the Local Plan in any future review. 
 
9.13 Noted, this is set out in Chapter 11 of the SPD. Travellers make up part 
of the local community. 
 
9.21, 9.22b, Noted, These timescales are still deemed appropriate 
 
9.22c Agreed, change made 
 
9.35, Noted, Yes, the ability to maintain the affordability of First Homes in   
         perpetuity is one of their key differences from Starter Homes, and  
         is considered an important component in maintaining their  
         suitability for first time buyers into the future. 
  
9.27 Agreed, First Homes Exceptions Sites can’t come forward outside of the  
        settlement boundary of Rocester within the Parish, because this  
         area is within the Designated Rural Area 
 
9.28 Noted, this part of the SPD contains important information about where  
        these sites can come forward, so some of these restrictions are  
        repeated from other paragraphs earlier in the document to make clear  
        that the restriction applies to this type of development. 

14 Trent & Dove 
Housing 

1. Overview  
Whilst it is recognised that this is a revision to the Housing Choice SPD (2019) to reflect new government policy, the whole document has been 
reviewed and there are some over-arching themes that runs through the document.  
a. Strategic Housing Market Assessment  
 
It is acknowledged that this evident was update in April 2014 but this was 8 years ago. Is there timetable for a further update from April 2014, as 
progress will have been made and change over the last 8 years?  
b. Terminology / Definitions  
 
Housing for Older People – there is currently a changing dynamic with the terminology moving away from terms such as sheltered, extra care or 
housing for older people to ‘later living’ or ‘retirement living’. There are several papers been written over the last couple of years about the mis-
understanding of terminology such as sheltered and or extra care and the public perception that these types of product are more linked to care 
homes, than later/retirement living.  
Affordable Home Ownership – there is some inconsistency through the policy, where shared ownership is referred to as owner-occupied home 
ownership (Section 7), while under Section 8, it is called Affordable Home Ownership. It would be preferrable, so there is not confusion with the 
public and others over this product, that it should be called Affordable Home Ownership as per government’s definition  
2. Document Review  
Section 2 – Strategic Policy 16: Meeting Housing Need  
Page 7  
Housing for Older People, the sentence within the definition which explains that mainstream market dwellings sold as freehold without any age 
restriction or requirement to pay service charges. I would be interested to understand where this has come from, as with many new build 
developments, there could be some sort of service or estate charge for ground maintenance or private roads, that would be passed to all 
dwellings.  
In addition, whilst it is recognised that 2 bedrooms is preferable, there will be people unable to afford the price of a 2 bed and therefore, any 1 
bedroom accommodation should be at least to the size of nationally described space standards (1 bed 2 person – 50 sq m) and/or that homes are 

 
Noted, The monitoring framework of the Borough incorporates a number of 
housing monitoring documents which can be found in the “Housing evidence 
base documents” section of the ESBC Planning Policy web pages. Through 
this monitoring framework, as well as annual reviews of the Plan’s 
performance, available as part of the Local Plan 2012 – 2031 web pages, a 
detailed assessment of the Plan’s performance indicators is provided. As part 
of a Local Plan review these would be revisited and revised as required.  
 
A new housing needs assessment would be required as part of the evidence 
base of the Local Plan in any future review. This along with RPs evidence of 
need and demand locally, and national evidence, will be an important factor 
in developing policy as part of a Local Plan Review. 
 
Sections 2 and 4 Agreed, however these are the terms used in the adopted 
Local Plan, therefore the Housing Choice SPD can’t seek to re-write or 
attribute meaning to the Plan which is other than that which was intended at 
the time. For these reasons it would be incorrect to apply different 
terminology in the SPD to that which is in the Plan. 
 
Agreed, the term Affordable Home Ownership is now used consistently 
throughout the document.  
 
Noted, this is part of the definition of housing for older people in the Local 
Plan, as adopted and would have been part of the plan wide viability 



designed with flexibility of 1 bed plus, where space is designed to be converted into bedroom space for friends or grandchildren but can be opened 
up into the living space. I would question 3 bedroom accommodation, as there will be many older persons looking to downsize or ‘rightsize’ from 3 
and 4 bed accommodation. Homes for older people should have design as an important factor, thinking about storage or flexible space as 
described above.  
Section 4 – Specialised Housing for Older People  
Page 10  
The same point about definition/terminology in section 1 of this document but the definitions are limited, do not cover all types of older persons 
accommodation and perhaps not clear.  
Page 11 point 4.4  
I think this is an mis-understanding of the definition of retirement housing or the limited definitions at the beginning of the Section. In 2021, Trent & 
Dove undertook work on housing need and demand across our operational areas including East Staffordshire. As would be expected, one of the 
biggest increases in the area is people over 60 but a significant increase in the over 80s. As such, there is a requirement for older persons 
accommodation, and if the definition of retirement living can be closely aligned to ‘sheltered schemes’ then there is a need for affordable housing 
in this category but agree that to make ‘sheltered schemes’ work there is a need for grant funding to make them viable.  
Section 7 – Strategic Policy 17: Affordable Housing  
Page 18, point 7.10  
I am not sure of the relevant of putting the discount price for London?  
Page 23, point 7.32  
Why is the affordable housing not all being delivered on-site with commuted sums being used in exceptional circumstances, where it is not 
appropriate. There is a recognised need for more affordable housing, especially social rent and therefore it would be better to obtain as much on-
site before taking commuted sums.  
The NPPF (point 63) states that affordable housing is required and expect it to be met on-site unless:  
(a) Off-site provision or an appropriate financial contribution in lieu can be robustly justified and  

(b) The agreed approach contributes to the objective of creating mixed and balanced communities  
 
In addition, with the introduction of First Homes taking a minimum of 25% of all affordable housing through developer contribution, it is more 
important for more on-site affordable homes, as the amount of rent and shared ownership product will be significantly reduced.  
Point 7.35  
What is the rational for commuted sums to be used to fund repairs to existing housing. Is this anyone’s home can be repaired or specifically for 
registered providers. As the commuted sum is in lieu of the provision of affordable housing on-site, therefore, it is money to assist the delivery of 
affordable homes in other parts of the Borough?  
Page 26, point 7.54  
This is just a terminology point but Registered Providers that develop affordable homes are not developers. I appreciate that RPs who build and 
sell private homes can be classed as such but where RPs are building affordable housing led-development, then we are RPs or developer 
partners. The sentence should include read RPs and developers …  
Point 7.55  
Should this point not be more about what the housing need for the site is and therefore the tenure, rather than no more than 25 dwellings as rent. 
What if the need for an area is specifically more general needs rent than any other tenure.  
Section 9 – Entry Level Home Ownership exception site, Rural Exception Sites and First Homes Exception Sites  
Page 30 Point 9.7  
The Strategic Housing Market Area Assessment is quite older (2014) and although, our research in August 2021 agrees that there is a need for 
affordable housing, it would say for social rent, alongside affordable rent and that there is scope for more affordable home ownership.  
Point 9.9  
Would it not be better to separate rural exception sites and travellers pitches.  
Page 31 – Strategic Policy 18  
The sixth bullet point, the delivery of market housing on exception sites needs to be clearer and in line with NPPF point 78, which states that LPAs 
should support opportunities to bring forward rural exception sites that will provide affordable housing to meet identified local needs, and consider 
whether allowing some market housing on these sites would help to facilitate this.  
Page 32, point 9.14  
What is the reason for rural exception sites to be small developments which is not defined as major development (10 home or more)? If a housing 
need survey identifies a need for more than 10 homes for a rural settlement such as 20 homes, does this mean that 2 sites must be found?  
Delivery of exception sites is difficult with one site and finding secondary sites would lead to the actual need not being delivered in these rural 
communities. In other Local Planning Authorities, the housing need has been proven from as small as 7 homes and as large as 29 homes. Both 
needs were physically delivered and there were more people coming forward with local connections for the rent and shared ownership than the 
number of homes delivered.  
The NPPF sets out proportionate in size for entry-level exceptions sites at not being larger than one hectare in size or exceed 5% of the size of the 
existing settlement but I am not aware of something similar for rural exception sites.  
Point 9.16  
Whilst it is recognised that market housing is allowed on rural exception sites, the NPPF (point 78) states that consideration should be given to 
whether allowing some market housing on these sites would help facilitate this. Stating that sites may also provide market housing amounting to 
less than 50%, feels in favour of developing getting market housing in rural setting via the exception site route, whereas rural exception sites are 
about providing affordable housing to meet identified local needs. Robust assessment of housing need surveys would need to be undertaken to 

assessment. Therefore, it is beyond the scope of this SPD to change it. The 
definition does not apply to flatted accommodation. 
 
Agreed, changes have been made to this section of Table 1. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Section 7 Noted, please see changes to paragraph 7.32 in relation to offsite 
and onsite affordable contributions.  
 
7.35 This will depend on the individual circumstances of the relevant scheme 
and agreement. 
 
7.54, the term ‘developers’ here includes anyone who develops land or 
buildings. 
 
 
Section 9 onwards: The responses here largely relate to the wording of 
Strategic Policy 17 or 18, or their supporting text. The SPD cannot alter or 
conflict with the wording of this policy, so therefore it will be for a future Local 
Plan Review to re-consider these matters. 
 
 
Noted. The wording of the PPG on First Homes Exception Sites constrains 
how and where these sites can come forward. 
 
9.22 The Local Connection Criteria was consulted on though this SPD to 
ensure feedback was gained from Parishes and other stakeholders. The 
criteria will also be part of the S106 agreement for individual developments. 
 
To ensure that the scheme’s requirements are well understood and to help it 
to work effectively we have made the criteria relatively straightforward which 
will also hopefully assist applicants in providing relevant evidence. This is 
especially important since the maximum time PPG allows for the Local 
Connection Criteria to operate before it falls away is three months.  
 
The local eligibility criteria in East Staffordshire is drawn relatively widely to 
allow for applications from a large category of applicants across a relatively 
large geographical area; both those who live or have recently lived in the 
Borough, and those who travel to work here.  
 
So far the Borough has experienced a good level of response to the 
marketing of the initial First Home schemes being built, and so the local 
eligibility criteria seems to be effective. We will however continue to monitor 
this and consider whether the criteria need to be amended in the coming 
years.   
 
Noted, a housing need survey can be undertaken by a registered provider, 
however depending on the circumstances, this would need to be carefully 
evaluated to ensure it was relevant when it came to the specifics of a 
proposal. 
 



ensure appropriate amount of market housing was being brought forward to assist the delivery of affordable housing, not just to bring a site 
forward.  
Page 33, Point 9.19  
Why is the cascade arrangement not be for all homes including rented affordable?  
Point 9.20  
Whilst households are identified in the housing need survey, there will be others who have a housing need to the parish/village that would not have 
completed or identified themselves in the needs survey. The Cascade arrangement for exception sites should be for those with the local 
connection and then the housing need as identified at the time of marketing the allocation of the homes for the site not just from the housing need 
survey. People identified in the housing need survey would be contacted at the point of marketing the allocation of the homes for the site but not 
offered first.  
Point 9.21  
Ideally the cascade agreements would be worked up jointly with the Parish Council, as they have the best understanding of their parishes and the 
surrounding parishes to cascade too. In order exception site, the cascade has looked like the below:-  
Round 1 – Parish of the rural exception site  
Round 2 – surrounding parishes to the parish of the rural exception site  
Round 3 – next surrounding parishes  
Round 4 – the whole of the borough / district  
Point 9.22  
The local connection criteria is more open than expected. Local connections in other local authorities has been lived, close family connection or 
worked in the parish for either 3 out of the last 5 year and/or 10 out of the last 20 years. Point b), which appears very open or point d), would be 
covered under the lived in the parish.  
It is usual for the local connection to be worked up with the Parish Council, so they have an understanding of what the allocation process is and 
have some control in the matter. Therefore, rather than a definition should the policy say that a local connection criteria would be outlines in the 
Section 106 agreement for the site.  
Page 36, Point 9.23  
If a rural exception site has a Section 106 agreement then this is the agreement which will be used to allocate the properties to residents. If there 
is no Section 106, it would be agreed via a Local Lettings Plan.  
Section 11 – Evidencing Need  
Page 37, Point 11.4  
A housing need survey can be undertaken before a site is found in conjunction with the Parish Council. I appreciate that the council does not have 
any plans to carry out a programme of housing need surveys but Parishes and others such as Registered Providers could undertake a need 
survey before finding a site and this approach can be seen as working with the Parish.  
Page 46 – Glossary  
Social Rented housing – rent is determined via the ‘Rent Standard’ which is one of three economic standards that the Regulator of Social Housing 
expects registered providers to comply with. The Rent Influencing Regime Guidance was published when Homes & Communities Agency was the 
regulator.  

Specialised Accommodation – this does not cover other supported housing, where housing support and/or care services are provided to help 
people to live as independently as possible. Supported housing provides homes for a wide range of people including people with a learning 
disability and autistic people, people with mental health related needs, vulnerable young people and people who have experienced homelessness. 

‘Rent Standard’, Agreed, change made to the Glossary  
 
Specialised Accommodation, noted, this is the meaning relevant to the Local 
Plan at paragraph 3.110 

15 Rolleston on 
Dove Parish 
Council 

Rolleston on Dove Parish Council considered the above consultation document at its meeting on 10th October 2022 and agreed the following 
submission: That the consultation document be noted without comment 

Noted 

 


