
Affordable Housing Policy 

2752. The provision of affordable homes is one of the Council’s key priorities. The 
majority of affordable housing that is built across the Plan Area is delivered as 
part of new development. Therefore, planning policies have a central role in 
helping to deliver low cost homes through quotas of affordable dwellings 
being negotiated and delivered on open market housing sites. 

2853. Evidence from the Allerdale Housing Study (2016) indicates that Allerdale is 
ranked the third least affordable District in Cumbria with an average of house 
price to income ratio of 5:1. At entry level, the problem is more pronounced 
and many local people, especially younger people, often find themselves 
priced out of the market. 

SA3     Affordable Housing 

The Council will seek to maximise the delivery of affordable housing across the 
Plan Area by working with partners, developers and local communities. In order to 
address the need for affordable housing the Council will seek a proportion of 
affordable homes from residential development in perpetuity. Affordable housing 
will be provided on-site, apart from in exceptional circumstances. 

All housing development of more than 10 dwellings or where the dwellings would 
have a combined gross floor space of more than 1,000 square metres will be 
required to make provision for 20% affordable housing as follows.: Given the level 
of need identified in the Cockermouth Housing Market Area provision will be made 
for 40% in this settlement. 

a) within Zone A, provide 10% of the dwellings as affordable housing; 

b) within Zone B, provide 20% of the dwellings as affordable housing 

c) within Zone C, provide 40% of the dwellings as affordable housing. 

The Council will require the provision of affordable housing to be in clusters 
throughout the development so as to be indistinguishable from open market 
dwellings. The Council will normally seek a tenure split of 50% affordable rented 
and 50% intermediate affordable units, but will take into consideration the identified 
local need and site specifics, including viability. 

The Council recognise that in some cases viability of housing sites can be marginal 
and therefore a flexible approach is required. Where the viability of schemes fall 
short of the policy requirements, the onus will be on the developer/ landowner to 
clearly demonstrate the circumstances justifying a lower affordable housing 
contribution or a different tenure mix. 

 



2954. Policy SA3 sets out the circumstances for securing affordable housing 
through open market development. Providing appropriate tenure and 
affordability are key to meeting housing needs and to developing mixed, 
balanced and inclusive communities. The need for, and type of, affordable 
housing will be regularly reviewed and monitored throughout the plan period, 
and evidence updated and maintained to inform application of policy. 

3055. The proportion of affordable housing sought in Policy SA3 has been 
developed using the available evidence of identified need together with local 
viability and market evidence. Policy SA3 applies a zonal approach to the 
provision of affordable housing. Zone A requires development to provide 10% 
affordable homes, Zone B 20% affordable homes and Zone C 40% affordable 
homes. This approach seeks to maximise the delivery of affordable homes 
while not undermining the overall viability of housing schemes. states that all 
qualifying housing proposals should make provision for 20% affordable 
housing, with the exception of Cockermouth, where the level of provision is 
40% given the high level of need, and the evidence of a more viable housing 
market.  

3156. Where the proportion of affordable housing sought will result in the provision 
of a part unit, the number will be rounded up or down to provide the nearest 
whole unit. 

3257. Policy seeks affordable housing contributions from all housing developments 
of more than 10 dwellings or where the dwellings would have a combined 
gross floor space of more than 1,000 square metres. This approach is in line 
with national policy, the scale of affordable housing need and past delivery. 
Where the Council considers a proposal is under utilising the site or of an 
inappropriate density specifically for the purpose of avoiding the affordable 
housing threshold, the development will not be supported. 

33.58. In line with national policy proposals that are solely for Build to Rent homes; 
provides specialist accommodation for a group of people with specific needs 
(such as purpose-built accommodation for the elderly or students); is 
proposed to be developed by people who wish to build or commission their 
own homes; or is exclusively for affordable housing, an entry-level exception 
site or a rural exception site will be exempt from the policy requirement to 
provide 10% of the affordable house provision to be available for affordable 
home ownership. In such cases the policy requirement would be reduced to 
10% to be provided as affordable rented homes. 

3358. The expected tenure split for the affordable provision is 50% affordable rented 
units and 50% intermediate affordable units. Where there is evidence of a 
specific identified local need or site specifics, such as viability, the Council will 
consider a variation to the required tenure mix. Intermediate affordable units 



could include shared ownership, low cost homes for sale or discounted 
market sales housing. 

3459. To assist in the creation of mixed, inclusive communities, it is expected that 
the affordable housing requirement will should be provided on-site as part of 
well-designed mixed tenure schemes. In exceptional circumstances where it 
can be robustly justified and the agreed approach contributes to creating 
mixed and balanced communities site specific issues preclude the provision of 
onoff-site provision or an appropriate financial contribution affordable housing 
off-site contributions may will be accepted in line with the provisions of the 
Developer Contributions SPD. 

3560. Affordable housing units will be dispersed throughout a development and of 
high quality design, so as to be indistinguishable from other development. 
Where the dwellings are being released to a Registered Provider they must 
meet that provider’s own standards and/or those imposed by funding 
requirements. In determining the level of integration consideration will be 
given to the management and maintenance associated with the proposal, as 
well as the types of dwellings to be delivered. Guidance may be sought from 
the Registered Provider (or equivalent) to ensure resultant development 
meets their requirements. 

3661. The provision of affordable housing as part of open market housing 
development must be flexible to variations in market as well as site specific 
conditions over the plan period. It is therefore recognised that the provision of 
affordable housing can affect the profitability and the viability of housing 
development. In line with national policy the Council will work with developers 
where viability is compromised by policy requirements. In such cases the 
onus is on the applicant to demonstrate to the Council’s satisfaction that the 
development is made unviable. A full financial appraisal will be required to 
support discussions. Further guidance is available in the Developer 
Contributions SPD. 

National Planning 
Policy 

NPPF paragraphs 47, 50, 54  

Local Plan Strategic  
Objectives 

SO2a, SO2c, SO2d  
 

Local Plan Strategic  
Policies 

S2, S6a, S6b, S6c, S6d, S6e, S6f, S7, S8, S9, S21 

Allerdale Council 
Plan  

Tackling inequality: helping to create more affordable 
housing 
Strengthening our economy: supporting the development 
of more homes where they are needed 

Evidence Base and 
other relevant 
documents and 
strategies 

Allerdale Housing Study 2016 
Viability Study 2018 





Defining the Zones in Policy SA3 – Affordable Housing 
 
It is proposed to introduce three zones across the Plan area. Each zone requires a 
different level of affordable housing provision from open market housing schemes as 
part of the overall housing mix. 
 
Previously Policy SA3 took a uniform approach, outside of Cockermouth, requiring 
all eligible housing schemes to provide 20% affordable housing. Further 
consideration of the viability evidence, the results of which are set out in Table 7.1 of 
the Viability Study (EB2) and the update (June 2019), indicated that this blanket 
approach does not reflect the varying levels of viability across the Plan area. 
Therefore a more localised approach is proposed. 
 
Three zones are proposed in the Plan area, each requiring different levels of 
affordable housing contribution (see attached map). 
 
The zones have been defined using the viability evidence set out in the Viability 
Study (EB2) and update (June 2019) and applied to Parish boundaries. The lower 
value housing areas lie predominately in the north western part of the Plan area 
principally Maryport, Silloth Aspatria, Abbeytown, Flimby and Kirkbride. It is 
proposed to identify this area as Zone A where housing schemes above the policy 
threshold would be required to provide 10% affordable homes. The remaining plan 
area, outside Cockermouth, which includes stronger value areas such as Wigton, 
Thursby, Workington, and Great and Little Broughton would be in Zone B where 
housing proposals will be required to provide 20% affordable homes. Cockermouth 
falls in to Zone C where the requirement would be 40%. Results of viability testing 
and affordable housing contributions on current sites in Cockermouth are set out in 
Viability Study update (June 2019) and demonstrates that should development come 
forward on windfall sites in the town the 40% policy requirement would not deter 
delivery. 
 
Conclusion 
 
The introduction of a variable approach to affordable housing contributions across 
the plan area is supported by the viability evidence. The reduction to a10% 
affordable dwelling requirement in the lower value areas increases the profit margins 
by approximately 3% on the majority of proposed allocations. This change brings 
those allocations into the current profit tolerance set out in PPG of 15%-20%. 
In relation to Cockermouth viability evidence shows the 40% policy requirement does 
not represent an obstacle to delivery. Windfall sites are likely to be in the centre of 
the town on brownfield sites. This scenario has been tested based on 35 dwellings 
per hectare this approach is supported by densities achieved above this on two town 
centre sites1 
 
Finally, Policy SA3 provides flexibility to reduce the affordable housing requirement 
should viability or site conditions dictate. 

                                                             
1 2/2012/0745 former highway depot Sullart Street (40dph)and 2/2017/0579 Former Cottage Hospital 
Isel Road Cockermouth (41dph) 
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ALLERDALE LOCAL PLAN (PART 2) 

 

BRIEFING NOTE: POLICY SA3 AFFORDABLE HOUSING (COCKERMOUTH) 

 

1.0 INTRODUCTION 

 

1.1 The Allerdale Borough Council Local Plan (Part 1) at Policy S8 Affordable Housing states 

that: 

 

“Given the level of need identified in the Cockermouth Housing Market Area provision will be 

made for 40% (affordable housing) in this settlement.” 

 

1.2 Policy SA3 Affordable Housing of the submission version of the Allerdale Borough Council 

Local Plan (Part 2) restates this requirement for 40% affordable housing provision in 

Cockermouth. 

 

1.3 There are no housing allocations in Cockermouth in the Part 2 Local Plan.  Keppie Massie 

prepared the Allerdale Local Plan (Part 2) Viability Study (EB 2) to assess the viability of the 

proposed housing allocation sites in the Borough.  The study did not contain any viability 

testing of sites in Cockermouth as no allocations are proposed.   

 

1.4 Following a request from the Inspector examining the Local Plan, we have been asked to 

prepare some viability testing for Cockermouth, this is to be based on generic site typologies 

as there are no allocations proposed. 

 

2.0 BACKGROUND 

 

2.1 GVA prepared the Allerdale Housing Viability Assessment that was part of the evidence base 

supporting the Affordable Housing Policy in the Part 1 Plan.  The Inspector’s Report at 

paragraph 53 makes reference to the affordable housing policy requirements in relation to 

Cockermouth and states that: 

 

“Accordingly, and because housing developments in Cockermouth are more likely to be viable, 

the Plan seeks a proportion of affordable housing of 40% on sites of 10 dwellings or more in 

Cockermouth.” 
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2.2 At paragraph 54 the report goes on to say that: 

 

“The evidence is available to justify the levels of affordable housing sought, and their variation 

through the Borough area.” 

 

2.3 It concludes at paragraph 55 that: 

 

“The Plan therefore provides for an appropriate distribution of affordable housing throughout 

the Borough, provided that Main Modification MMX3 is made to the Plan.” 

 

2.4 MMX3 says that: 

 

“The proportion of affordable housing sought in Policy S8 has been developed using the 

available evidence of need identified together with local viability and market evidence 

provided. Policy S8 states that within Principal and Key Service Centres qualifying proposals 

should make provision for 20% affordable housing, with the exception of Cockermouth where 

the level of provision is 40% given the high level of need, and the evidence of a more viable 

housing market. For the rest of Allerdale Local Plan Area the Council seeks to secure an 

affordable provision of 25%.” 

 

2.5 Policy SA3 Affordable Housing of the submission version of the Allerdale Borough Council 

Local Plan (Part 2) seeks to re-state the requirement for 40% affordable housing provision 

that was found sound by the Inspector in examining the Part 1 Plan. 

 

3.0 PLANNING CONSENTS IN COCKERMOUTH 

 

3.1 To illustrate the level of affordable housing provision secured for new housing developments 

in Cockermouth we have provided table 3.1.  The table shows that since the summer of 2014 

when the Part 1 Local Plan was adopted 581 dwellings have been consented of which 225 are 

affordable.  This equates to 38.7% of the total.  Of these schemes the former fire headquarters 

was exempt from affordable housing requirements and if this is excluded from the analysis 

the level of affordable housing provision across the schemes rises to 40%.  Of the remaining 

4 applications, 3 delivered the policy compliant 40% affordable housing provision.  There was 

only one small scheme of 15 dwellings were a lower level of affordable provision was delivered. 

 

3.2 The evidence from recent consents indicates a consistent level of affordable housing delivery 

in Cockermouth at 40% in accordance with the policy. 
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Planning 
Reference 

Decision 
Date 

Name of Site Number of 
Houses 

Approved 

(Total) 

Number 
of 

Affordable 

Homes 

Completed/Under 
Construction/Not 

Commenced 

Comments % of 
Affordable 
Housing 

2/2012/0745 Feb-13 Former Highways 
Depot, Sullart Street 

77 19 Completed Planning permission 
granted prior to the 
adoption of affordable 
housing policy and 40% 

requirement. This was a 
brownfield site and had a 
yield of 40 houses per 
hectare. 
 

25% 

2/2014/0415 

(2/2010/0542) 
 

13/08/2014 Land Adj Fitz Park 217 88 Under Construction  40% 

2/2014/0381, 
2/2018/0155 

 

22/05/2015 Land off Strawberry 
How 

310 128 Under construction  40% 

2/2014/0880 24/06/2015 The Fitz, Low Road 16 6 Permission 
Implemented 

 

 40% 

2/2009/0781  The Globe Hotel 10 0 Under Construction No affordable units due to 
viability issues (conversion 

of listed building). 
 

 

2/2018/0341  Former Fire 
Headquarters 

23 0 Commenced Change of use from offices 
to dwellings under PD 

rights. Exempt from 

affordable housing 
requirements. 
 

 

2/2014/0610 10/12/2014 Land to South West of 
Brigham Road 

15 3  A 20% provision of three 
dwellings justified by a 
Financial Viability 

Assessment contrary to the 
40% required by current 
policy guidelines. 
 

20% 

Table 3.1: Planning Consents in Cockermouth 
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4.0 VIABILITY TESTING METHODOLOGY AND ASSUMPTIONS 

 

4.1 In the absence of any allocations in Cockermouth we have undertaken viability testing 

based on generic housing typologies.  Table 4.1 contains details of the typologies that 

have been assumed. 

 

Typology Reference No of Dwellings 

1 11 

2 25 

3 50 

4 75 

5 100 

6 200 

Table 4.1: Housing Typologies – Cockermouth 

 

4.2 It is considered that these typologies are reflective of both smaller inner area sites that 

could possibly come forward for development and also potentially larger edge of 

settlement sites, although at the present time it should be stressed that no allocations 

are proposed in Cockermouth. 

 

4.3 The viability assessments have been prepared based on greenfield and brownfield 

typologies.  The greenfield typologies have been tested at a density of 30 dwellings per 

hectare.  The brownfield sites are more likely to be located in the existing built up area 

of Cockermouth and as a result be developed at a higher density reflecting the 

surrounding built form.  The former Highways Depot at Sullart Street (see table 3.1) is 

a good example and this was developed at a density of 40 dwellings per hectare.  In 

testing brownfield sites we have therefore assumed a higher density scheme and have 

prepared the testing based on a reasonable assumption of 35 dwellings per hectare. 

 

4.4 In assessing the net developable area we have applied the ratios contained in table 4.3 

of EB2.  The housing mix that has been assumed is that contained in table 4.6 of EB2.  

This reflects the type of development which has been delivered in higher value parts of 

the Borough as noted at paragraph 4.30 of EB2.  The dwelling sizes adopted for the 

purpose of the testing are as per those in table 4.8 of EB2. 
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4.5 The assumptions that have been adopted for the purpose of the testing are in 

accordance with the Local Plan Viability Study (EB2) and are as outlined in Section 6 

of that document.  In relation to Cockermouth this includes testing based on both an 

outer and inner area of the Town.  Tables 6.1 and 6.4 respectively contain details of 

the land values and selling prices that we have assumed for the testing in Cockermouth. 

 

4.6 The Viability Testing has been undertaken based on the requirement for 40% affordable 

housing provision.  This is assumed to be an equal split between affordable rent and 

intermediate tenure.  We have also included the requirements associated with Policy 

SA5 Housing Standards that require 100% of the dwellings to meet M4 (2) 

requirements and 5% on schemes of 30 or more to meet M4 (3).  As these are generic 

typologies there is no detail from the County Council about the extent of education or 

highways contributions that may be required.  As is apparent from ABC 11 there are 

few allocations in the Borough were a contribution is actually required, however to 

ensure a robust position we have included a S106 contribution of £1,000 per dwelling 

in our testing. 

 

4.7 The construction cost assessments for this generic testing have been prepared by our 

Quantity Surveyor on the same basis as those at Appendix 5 of the Local Plan Viability 

Study (EB2). 

 

5.0 RESULTS 

 

5.1 The results of the generic viability testing for Cockermouth are contained in tables 5.1 

– 5.3. 

 

5.2 Table 5.1 contains the results for greenfield sites in the outer parts of Cockermouth.  

Table 5.2 contains the results for any brownfield sites that may come forward for 

development in these outer areas.  Table 5.3 has the results for testing of brownfield 

sites in the inner parts of the Town. 
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5.3 Given the relatively high level of viability in Cockermouth, then for ease of reference 

we have presented the results to show a cumulative policy position starting with the 

level of surplus based on 40% affordable housing (40% AH), then incrementally have 

added the following: 

 

Add M4 (2) - All dwellings to meet M4 (2) requirements; 

Add M4 (3) - 5% of dwellings on schemes of 30 or above to meet M4 (3); 

Add S106 - A S106 contribution of £1,000 per dwelling 

 

5.4 The final column shows the surplus based on a cumulative local plan policy position 

which assumes all typologies will be required to deliver an affordable housing 

contribution of £1,000 per dwelling.  These columns are presented to show the surplus 

per sq.m rounded to the nearest £1. 

 

5.5 For consistency with ABC 11 we have also included the columns on the right hand side 

of the table which show the impact on the surplus in £ per sq.m of the inclusion of the 

particular policy requirement. 
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  Surplus (per sq.m)  Policy Impact (per sq.m) 

Ref No Units 40% AH Add M4 (2) Add M4 (3) Add S106  M4 (2) M4 (2)/(3) S106 

1 11 £198 £189  £180  -£10  -£9 

2 25 £125 £115  £107  -£10  -£9 

3 50 £140 £131 £128 £120  -£9 -£2 -£8 

4 75 £122 £113 £111 £103  -£9 -£2 -£8 

5 100 £133 £124 £122 £114  -£9 -£2 -£8 

6 200 £113 £105 £103 £96  -£8 -£2 -£8 

Table 5.1: Cockermouth (Outer) - Greenfield 

 

  Surplus (per sq.m)  Policy Impact (per sq.m) 

Ref No Units 40% AH Add M4 (2) Add M4 (3) Add S106  M4 (2) M4 (2)/(3) S106 

1 11 £207 £198  £189  -£10  -£9 

2 25 £161 £151  £142  -£10  -£9 

3 50 £175 £166 £163 £155  -£9 -£2 -£8 

4 75 £174 £165 £163 £155  -£9 -£2 -£8 

5 100 £180 £171 £169 £161  -£9 -£2 -£8 

6 200 £167 £158 £157 £149  -£8 -£2 -£8 

Table 5.2: Cockermouth (Outer) - Brownfield 
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  Surplus (per sq.m)  Policy Impact (per sq.m) 

Ref No Units 40% AH Add M4 (2) Add M4 (3) Add S106  M4 (2) M4 (2)/(3) S106 

1 11 £70 £60  £51  -£10  -£9 

2 25 £34 £25  £16  -£10  -£9 

3 50 £51 £42 £40 £31  -£9 -£2 -£8 

4 75 £54 £45 £43 £34  -£9 -£2 -£8 

5 100 £63 £54 £52 £44  -£9 -£2 -£8 

6 200 £60 £52 £50 £43  -£8 -£2 -£8 

Table 5.3: Cockermouth (Inner) - Brownfield 
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5.6 The result of the viability testing is that in all cases the typologies are viable.  The 

results for the inner area are less viable than in the outer parts of the town, however 

overall the results show that new housing development in Cockermouth is sufficiently 

financially viable to support 40% affordable housing provision together with Local Plan 

Policy requirements in relation to M4 (2) and M4 (3).   

 

5.7 The results are inclusive of a S106 contribution of £1,000 per dwelling and the 

remaining surplus that is available in all cases would be available to meet any additional 

planning contributions. 

 

6.0 CONCLUSION 

 

6.1 The viability testing shows that new housing development in Cockermouth is sufficiently 

viable to meet cumulative Local Plan (Part 2) policy requirements including 40% 

affordable housing. 

 

 

………………………………………….……. 

KEPPIE MASSIE LTD 

Date: 18 June 2019 

Ref: AGM/JA/RC 


