
Affordable Housing Supplementary Planning Document (2021) – Consultation Statement 

 

The Affordable Housing SPD is being updated following new guidance on First Homes and has been 

published in draft for comment. This statement sets out comments received through specific 

consultation prior to the Draft SPD being finalised.  

Who Was Involved? 

We consulted relevant organisations that are on the Consultee Database. This included Housing 

Developers (national and local), Registered Providers and Organisations representing the Housing 

Industry. 

What Was Said? 

From the request to comment on First Homes and how this may be incorporated into a revised 

Affordable Housing SPD the comments were received. They are shown in full below. 

 

Consultee Comments 

Gleeson Gleeson note that the Council intends to impose a greater local discount than the Governments 
minimum 30% discount on the First Homes product. Our concern is that on lower value sites a 40-
50% discount would result in some residential schemes becoming unviable, and this is likely to 
have adverse impacts on housing delivery and housing regeneration in the Borough and the ability 
of schemes to fund essential S106 planning obligations.  
 
Further consideration should therefore be given to viability and all types and locations of housing 
proposals within the Borough including brownfield vs greenfield, sales rates, market values and 
size of property. If the Council intend to impose a higher level of discount across the Borough or in 
specific areas than the national minimum discount of 30%, then this should be justified by a robust 
evidence base and Gleeson would like to be formally consulted on any evidence base and the draft 
SPD update.  

 

Barton 
Willmore 

(obo 
Barratt 
Homes) 

1. Incorporating ‘First Homes’ into the SPD 
The Council are proposing to update the adopted Affordable Housing SPD (2019) to reflect recent 
changes in government legislation which now requires 25% of affordable housing to be delivered as 
‘First Homes’. 
First Homes have been introduced by the government as a new form of affordable housing tenure 
which are a specific type of discounted market sale housing. According to PPG paragraph 001 
(reference ID:70-001-20210524) First Homes are unique in that they require the following: 
a) Must be discounted by a minimum of 30% against the market value; 
b) Are sold to a person or persons meeting the First Homes eligibility criteria; 
c) On their first sale, will have a restriction registered on the title at HM Land Registry to ensure 
their discount (as a percentage of current market value) and certain other restrictions are passed 
on at each subsequent title transfer; and 
d) After the discount has been applied, the first sale just be at a price no higher than £250,000 (or 
£420,000 in Greater London) 
First Homes have been identified as the Government’s preferred discounted market tenure and 
should account for at least 25% of all affordable housing delivered on housing schemes. 

 
2. Current Affordable Housing Requirements in Scarborough 
The Council’s current policy requirement is for affordable housing to be provided on sites which 
provide 10+ dwellings as follows: 
Scarborough: 10% affordable 
Filey / Hunmanby / Southern Parishes: 15% affordable 
Whitby / Northern & Western Parishes: 30% affordable 



The Council’s current preferred tenure mix is for 70% of affordable housing to be rented housing, 
with the remaining 30% to be delivered as intermediate affordable housing (e.g. shared ownership). 
The SPD currently acknowledges that providing 10% of affordable housing as affordable home 
ownership is high for the area and would severely restrict the delivery of other tenures, especially in 
the Scarborough area which only requires 10% affordable housing overall (para 4.45). 
A degree of flexibility is therefore currently accommodated within the SPD by allowing discussions 
with the Local housing Authority on an individual site by site basis. This allows a consideration of 
local evidence compared with the Council’s SHMA and more recent findings in respect of demand 
for affordable products (paragraph 4.46). It is therefore expected that a similar level of flexibility will 
continue to be operated to balance the national goal of providing First Homes, whilst ensuring a 
range of affordable housing options are provided to meet the needs of local people in the borough. 
 
3. Potential Local Occupancy Condition  
The Council will potentially be introducing a local occupancy condition to require First Homes 
purchasers to have ties to the area in terms of work or residence. This is due to concerns regarding 
an increase in second home ownership which is likely to worsen affordability within the Borough.  
In accordance with government guidance (PPG paragraph 008), the Council are proposing that this 
requirement will only apply in the first 3 months of marketing the property, and if the property 
remains unsold the requirements would revert to nationally stated criteria / restrictions.  
Barratts have no objections to this requirement in principle, subject to reviewing the updated 
wording of the SPD. 
 
It is acknowledged that this requirement is similar to the current ‘Legal Requirements for Discount 
for Sale Housing’ set out in section 4.35 of the SPD. This includes Part D, which sets out that if the 
property cannot be sold within an agreed period from completion (e.g. 12 months) then the property 
will be allowed to return to the open market and be sold without restriction.  
Barratts look forward to working with the Council to agree suitably worded requirements for First 
Homes which accords with national guidance and reflects local housing needs, whilst retaining a 
degree of flexibility to adapt to changing circumstances in the local housing market and to 
accommodate the needs of local communities. 
 
4. Potential Lower Income Threshold  
Paragraph 007 of the PPG sets out that purchasers of First Homes should have a combined annual 
household income that does not exceed £80,000. It is noted that the Council are looking at 
potentially lowering this figure which will be subject to agreement in light of further research that will 
be undertaken by the Council.  
Paragraph 007 of the PPG requires purchasers to demonstrate that they can be accepted for a 
First Homes mortgage. This should be reflected in the updated SPD, as is currently specified for 
Discount Sale Homes in paragraph 4.33 ‘Eligibility for Discount for Sale Housing’.  
Barratts are concerned that reducing the income threshold below £80,000 in the borough could 
result in difficulties with finding suitable purchasers for First Homes. Lowering the threshold income 
would also limit opportunities for people within the borough who are still on comparatively low 
incomes, but are nonetheless able to afford a mortgage for a First Home. Barratts will review the 
Council’s evidence once published, including any justification for lowering the threshold, however it 
currently seems more suitable to propose the income cap of £80,000 in line with the average 
national threshold (outside of London). 
 
5. Level of Discount 
The Council are proposing to have different discounts between different areas. The current 
discounts for ‘Discount Sale Homes’ will form the basis of the First Homes discounts which are as 
follows: 
                                                            Scarborough      Filey / Hunmanby / Southern Parishes       Whitby / Northern & 
Western Parishes 
Discount for Sales 
(Adopted Discount)                                    40%                                       40%                                               45% 
First Homes 
(Potential Discount)                                   50%                                       50%                                                50% 

 
The Council will potentially include a greater discount for First Homes due to the cost of housing in 
the borough compared to average earnings. Based on government guidance, it is presumed that 



the discount could be 50% (given that it can only be 40% or 50%, if not the standard 30%). The 
Council have set out that they will confirm this in light of further research that is being undertaken. 
Currently paragraph 4.23 of the SPD allows for some flexibility in applying the discounted figures 
for Discount for Sale Homes to respond to changing market circumstances and individual site 
circumstances. This provision should be considered and retained within the updated SPD including 
an allowance to lower or raise the discount depending on the proposed values of new homes. 
Barratts are concerned that a blanket approach of applying a 50% discount would result in viability 
issues when delivering housing in some part of the borough. Barratts therefore reserve the right to 
comment on the SPD and any supporting evidence that is released regarding the First Homes 
discount. It is anticipated that the Council will be undertaking a full viability assessment and if the 
50% discount is proposed, this is supported by relevant evidence. 
 
6. Prioritising Key Workers 
Paragraph 008 of the PPG encourages Councils to prioritise key workers and it is noted that 
Scarborough Council are reviewing this as a potential option within the updated SPD. Barratts 
support this approach in principle and acknowledge the need to ensure affordable housing is 
provided for key workers. 
It is however important to ensure though that affordable housing is provided for people from a wide 
income range. As such there should be provision to ensure properties can be allocated to 
alternative purchasers if there is not demand from key workers within a defined period of time. 
 
7. Summary 
Affordable housing needs to span a wide income range. Barratts acknowledges the need to 
incorporate First Homes within the affordable housing provision within the Borough, however, it is 
important to ensure there is sufficient flexibility within the wording of the SPD to respond to different 
market circumstances across the borough. 
It is also important to ensure the SPD accommodates for various tenures to be provided to 
accommodate different household incomes. Affordable rented housing is designed to be affordable 
to tenants on the lowest household income, whereas shared ownership and First Homes can meet 
the need of those with higher household incomes, but nonetheless are still not able to purchase a 
property on the open market. 
Barratts have concerns that the proposed First Homes discount rate (of potentially 50%) might 
result in viability issues when delivering housing in some parts of the borough. It is therefore 
important to retain flexibility to respond to individual site circumstances and the changing context of 
local market areas to ensure sites remain deliverable and viable. 
 

Beyond 
Housing 

Note that the Help to Buy equity loan cap for Yorkshire is £228,100 available to first time buyers. 
For consistency, perhaps consider this as the First Home market value cap for the Borough? 
Household income maximum of £80,000 consistent with shared ownership.  Would lowering the for 
First Homes benefit the buyer or the model? 
You mention second home owners and retirees to the area, ministerial statement states first time 
buyers, so existing home owners wouldn’t be eligible?  If they are currently renting then yes, 
eligibility criteria could restrict to sole residence only and local connection. 
How popular/successful has Discount for Sale been?  This would help evaluate percentage 
discount for First Homes.  SPD suggests the discount would be in excess of the proposed 30% 
minimum. 
As an organisation for 21/22 we are assuming an initial average shared ownership purchase share 
of 35% based on recent sales evidence across our operational area.  
With the right discount and market value cap, this is a good affordable housing offer plugging the 
gap between shared ownership and the Help to Buy equity loan scheme? 

 

HBF The principal of including the need for First Homes within the Affordable Housing SPD appears 
generally appropriate. 
 
However, the HBF has concerns in relation to the evidence that will be used in the production of the 
policy, particularly in relation to viability and the deliverability of homes. There will be elements that 
will need to be considered for example the level of risk associated with this type of affordable 
housing and the potential return that any developer will expect, the cost of the development in 
relation to the discounted sale value, the numbers of people interested in this product, the 
availability of mortgages, particularly if the Council opt to do something that is not seen as standard 



by the industry. The Council will need to ensure that the work closely with the homebuilding 
industry, registered providers and mortgage providers to ensure that the product can be delivered 
in the format proposed. 
 
It should be noted that PPG (ID: 61-008 and reiterated in ID: 12-028) 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.’ The HBF therefore considers that the Council will not only need to consider the 
need for these alternate approaches to First Homes, but also the financial implications for 
development. 

 

 

How Have These Issues Been Addressed? 

There has been a number of comments received from this early engagement, which have been noted 

and certain aspects have helped to shape and validate this update to the SPD. The main issues can be 

categorised as: 

 

 Viability Concerns; 

 Local Eligibility Criteria; 

 SPD Limitations. 

 

These are set out and considered below. 

Impact on Viability 

The comments received from early engagement suggested that there were concerns that attaching 

higher than the minimum 30% discount could make schemes unviable especially in areas of lower 

values.  

 

These comments are noted and in response it should be stated that the discounts proposed do take 

account of the lower market areas, hence, why the minimum 30% discount is not amended for the areas 

of Scarborough (unparished) and Eastfield; the areas with historically lower sales values. 

 

It should also be noted that the discounts proposed are still beneficial for the developer when compared 

to current transfer values especially when factoring in the proposed amendment to the tenure split 

(moving from 70/30 to 60/40). The examples below show a before and after impact on a fictional 

development in a lower value and higher value area: 

 

Example 1 - A development in Scarborough (lower value) for 120 homes. The requirement is for 10% 

affordable homes, which in this case have a market value each of £120,000: 

Under the current policy, there would be a requirement for 8 rented and 4 intermediate units (a 70/30 

rented/intermediate split) 

At a market value of £120,000 for each dwelling and based on transfer values (55% rented and 60% 

intermediate) the developer would receive  

Rented: 8 x £66,000 + Intermediate 4 x £72,000 = £816,000 

 

Under the proposed policy, there would be a requirement for 7 rented units, 2 intermediate units and 3 

First Homes. 



At a market value of £120,000 for each dwelling and based on transfer values and First Homes 

discounts (55% rented, 60% intermediate and a 30% discount to first homes) the developer would 

receive: 

Rented: 7 x £66,000 + Intermediate 2 x £72,000 + First Homes 3 x £84,000 = £858,000 

 

Example 2 - A development in Whitby (higher value) for 200 homes. The requirement is for 30% 

affordable homes, which in this case have a market value each of £180,000: 

Under the current policy, there would be a requirement for 42 rented and 18 intermediate units (a 70/30 

rented/intermediate split) 

At a market value of £180,000 for each dwelling and based on transfer values (40% rented and 45% 

intermediate) the developer would receive  

Rented: 42 x £72,000 + Intermediate 18 x £81,000 = £4,482,000 

 

Under the proposed policy, there would be a requirement for 36 rented units, 9 intermediate units and 

15 First Homes. 

At a market value of £180,000 for each dwellings and based on transfer values and First Homes 

discounts (40% rented, 45% intermediate and a 30% discount to first homes) the developer would 

receive: 

Rented: 36 x £72,000 + Intermediate 9 x £81,000 + First Homes 15 x £90,000 = £4,671,000 

 

This demonstrates that the additional discounts proposed when factored into a revised tenure split 

should not adversely affect the anticipated profit margin. The proposed changes should result in a minor 

increase in revenue for developers compared to the current affordable requirements although it is 

accepted that there may be other minor costs associated with marketing these units and the proposed 

administration fee. This also answers the issue raised by the HBF that SPDs should not add 

unnecessarily to the financial burdens on development. 

 

Barton Willmore replied to suggest that adopting a single 50% discount across the board would likely 

affect viability in lower value areas. This point is addressed in the SPD where it sets out that the Council 

propose to adopt a variable rate set against the sub-areas. Furthermore and in accordance with Barton 

Willmore’s comments there will have to be some degree of flexibility for exceptional circumstances. This 

is a new affordable product and lessons learned through its early implementation may result in 

subsequent updates to the SPD. 

 

Imposition of Local Eligibility Criteria 

 

Support for local occupancy criteria was noted though it was stated that this could only be imposed for 

3 months and the respondents reserved the right to comment further on the wording proposed in the 

draft SPD. 

 

Concern was raised at the potential to reduce the household threshold below that of £80,000. Whilst 

this can be reduced, it is not proposed to do so at this time. The figure aligns with the current income 

cap for shared ownership. Likewise, there is currently no proposal to limit first homes to key workers at 

the current time. 

 

Beyond Housing referred to a property value cap for Help to Buy of circa £228k and whether this should 

be applied to First Homes. It is not considered necessary to limit the house value below that set by 



Government (£250,000) at this time. The situation will be monitored and if it is considered that the First 

Homes being provided are not selling and this can be attributed to higher house values (between £228k 

and £250k) then the cap on house values could be re-examined and if necessary the SPD updated. 

 

Limitations of an SPD 

 

The HBF suggest that new policy cannot be introduced through an SPD. This is noted and the SPD is 

simply an iterative update to the current document to provide guidance on this new affordable product 

and set any additional discounts and criteria as permitted by Government guidance. This sits below 

Policy HC 3 of the adopted Scarborough Borough Local Plan and simply provides additional guidance 

in respect of that policy. 

 

- END OF STATEMENT - 

 


