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Foreword       

Our homes are places of sanctuary, comfort, stability and safety, where we can live 
as part of a wider community. Living in the right type of well-maintained housing is 
essential to our physical and mental health and wellbeing. For those who live in poor 
housing conditions or are homeless there is the real human cost of poor health and 
wellbeing that in turn can result in significant costs to the public purse.  

We also know that the availability of housing for residents regardless of their income 
levels underpins the success and growth of our local economy. Without the 
availability of homes that people can afford, businesses in Mole Valley struggle to 
attract new employees and to keep the staff that they have.  

To ensure that people on lower incomes, including young people and first time 
buyers, can afford to stay in Mole Valley, and that housing is available and adaptable 
to meet the requirements of our older population, it is important that new affordable 
housing is provided. The construction of these homes should be sympathetic to and 
protect our environment and be constructed to mitigate the long-term effects of 
climate change. 

This Strategy sets out our vision for improvement in the delivery of affordable 
housing to meet local needs. It builds on a strong track record of delivery and takes 
account of the progress achieved through the Affordable Housing Position Statement 
2016. Since 2004/05 to 2018/19 875 much needed new affordable homes have been 
completed in Mole Valley. This has been achieved in spite of reduced government 
capital subsidy, high land values, changes to the National Planning Policy 
Framework on affordable housing, and over 90% of Mole Valley being countryside, 
of which the majority is Green Belt.   

We are ambitious for the future and our aim with this strategy is: 

 to increase the delivery of affordable homes that are of sustainable 
construction, energy efficient and where possible have social rents; 
and 
 

 in the longer term, with the right conditions, become a developer and 
potentially a landlord of affordable/council housing. 

 

 

Councillor Elizabeth Daly, Cabinet Member for Wellbeing 
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Executive Summary  

Mole Valley is a relatively affluent area with virtually full employment and good 
commuter transport links. It is a highly attractive area made up mainly of countryside 
and Green Belt and has high house prices typical of the southeast and Surrey. As a 
result, many households are unable to afford to buy or rent a home of their own and 
there is an overwhelming need for affordable housing. 

By way of background, the strategy provides an explanation on the different types of 
affordable housing and an analysis of housing need that is summarised below. 

 Homes in Mole Valley are priced above the national average and many 
households are priced out of the market 
 

 Average private rented sector rents are generally above the level that Housing 
Benefit is paid meaning that this sector is not always affordable for people on 
low incomes 
 

 The private rented sector has increased and has potential for further growth 
through institutional investment  
 

 The social/affordable rented sector is currently in decline 
 

 There are around 500 households on the Council’s Housing Register and 
most are under 55 and need a one bedroom home  
 

 The longest waits for accommodation from the Housing Register is for two, 
three and four bedroom homes that are in the shortest supply 
 

 The number of vacancies in the housing association stock has declined, apart 
from sheltered/age restricted (over 55 years) bedsit housing for which there is 
an oversupply and lack of demand 
 

 There is low demand from older people on the Housing Register for all types 
of housing association accommodation 
 

 The Strategic Housing Market Assessment 20161 (SHMA) shows a net annual 
requirement of 132 affordable homes 
 

 Taking all the information together there is an overwhelming need for new 
affordable homes 

                                                            

1 Strategic Housing Market Assessment June 2016 Cobweb Consulting 
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 There are a high number of owner occupiers under-occupying their homes  
 

 There will be a continuing growth in the need for supported accommodation 
 

 The older population is increasing significantly and a specific need for extra 
care sheltered housing is identified.  
 

 There is a need for affordable housing in rural areas 

This level of need has been known for some time and the analysis below 
summarises the Council’s success in delivering new affordable homes over the 
period 2004/05 to 2018/19. 

 The Council’s annual average target of 50 affordable homes has been 
achieved over the period analysed, though actual delivery is reducing year on 
year 
 

 A range of tenures and supported housing have been delivered 
 

 Housing association owned sites and led developments deliver a higher 
proportion of rented homes 
 

 Planning policy has delivered the required number of affordable homes, 
though it delivers a higher proportion of shared ownership homes and fewer 
rented homes 
 

 Financial viability has affected four sites delivered through planning policy and 
13 (3%) affordable homes have been lost during the 15 year period analysed 
in the strategy 
 

 Vacant Building Credit2 has not reduced affordable housing on planning policy 
sites to date, but will affect future sites where there are existing empty 
buildings that are not classed as abandoned 
 

 The government’s introduction of office space to residential accommodation 
since 2013, through permitted development3, has resulted in 2814 new 
homes, however, non have been affordable because there is no requirement 
on developers to do so 

                                                            

2 See glossary of terms at Appendix 4 
3 Town and Country Planning (General Permitted Development) (England) Order 2015 (GPDO) 
Amendment Order 
4 Mole Valley District Council 
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 Development land and opportunities are constrained and may be improved as 
land is ultimately released when the under preparation Future Mole Valley 
Local Plan 2018 to 2033, is adopted 

To continue to deliver new affordable homes and increase delivery the 
Council’s overriding ambition with this strategy is: 

 to increase the delivery of affordable homes that are of sustainable 
construction, energy efficient and where possible have social rents; 
and   
 

 in the longer term, with the right conditions, become a developer and 
potentially a landlord of affordable/council housing. 

The strategy provides a range of actions to achieve these aims that includes 
maintaining the critical partnership with housing association partners and developers 
and looking at alternative methods of delivery, including the Council building new 
affordable homes. It also seeks to prioritise the mitigation of climate change in the 
construction process and development of affordable homes for social rent and for 
those with support needs, especially older people whose needs in later life could be 
met by extra care housing. Opportunities through the Council’s regeneration 
activities, working with parish councils and rural communities and community led 
groups to deliver affordable homes are also highlighted 

The strategy will be annually reviewed and progress will be reported to the Council’s 
Scrutiny Committee. 
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About Mole Valley  

Mole Valley lies at the heart of Surrey, mid-way between London and the Sussex 
coast. It covers an area of 258 square kilometres (about a hundred square miles) 
and has a resident population of 87,100 (Office for National Statistics - Official 
Labour Market Statistics (NOMIS) 2017), which is projected to increase to 93,200 by 
2037. The projected population for the over 65s and over 85s age groups, based on 
2011 Census data and 2016-based subnational population projections indicate that 
there will be an increasing number of older persons living in Mole Valley up to 2041, 
including a potential doubling of the 85+ age group5. 

As a whole, Mole Valley is a relatively affluent area and a significantly higher 
proportion of the population is in the higher socio-economic groups with higher 
professional qualifications than the national average. There has been virtually full 
employment for a number of years and in September 2019, 465 (0.5%) people in 
Mole Valley were claiming welfare benefits for the principal reason of being 
unemployed6. While 2,800 of the population are in receipt of either Disability Living 
Allowance or Personal Independence Payment (3%)7. The English Indices of 
Deprivation 2019, show that the area is one of the least deprived in England though 
parts of North Holmwood and North Leatherhead respectively fall within the top 30% 
and 40% most deprived areas nationally.  

A low proportion of Mole Valley's population identifies themselves as from the Black 
and Minority Ethnic groups, only 5% compared to the England average of 15% 
(Census 2011).  

The majority of Mole Valley's population live in the main built-up areas which 
comprise 7% of the district's area that are made up of the two main market towns of 
Dorking and Leatherhead plus to the north of the districts Ashtead, Bookham and 
Fetcham.  

Mole Valley's countryside is extensive and contains a variety of rural villages, 
hamlets, settlements and scattered isolated dwellings and farms. The countryside is 
highly attractive and includes the North Downs.  

The area is well situated being close to the M25 with direct train links to London 
Waterloo and Victoria, Reading, Guildford, Gatwick airport and nearby towns. It falls 
within the area of the Coast to Capital Local Economic Partnership and Gatwick 
Diamond. 

                                                            

5 Specialist Housing to Support People with Disabilities and an Ageing Population Topic Paper June 
2019 Future Mole Valley Local Plan (2018–2033) 

6 Office of National Statistics Claimant Count measures the number of people claiming benefit 
principally for the reason of being unemployed 

7 Department of Work and Pensions claimant count February 2019 
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Overall, the area is considered attractive and highly desirable with strong house prices 
and a vibrant property market, driven by the good commuting links to London and 
Gatwick.8 

 

Ranmore Common, Dorking 

 

 

 

 

 

 

 

                                                            

8 Future Mole Valley Local Plan Viability Assessment March 2019 HDH Planning and Development 
Ltd paragraph 4.5 
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Affordable Housing - Corporate Commitment and Strategic Links  

The Council Strategy 2019-2024 includes a corporate priority to encourage the 
development of new affordable homes. This priority is also supported by the 
following Council strategies: 

 Adopted Core Strategy 2009 and approved Affordable Housing 
Supplementary Planning Document 2010 and subsequent updates 

 Asset Management Strategy 2015 

 Economic Prosperity Strategy for Mole Valley 2018 to 2028 

 Future Mole Valley Local Plan 2018 to 2033 – under preparation 

 Homelessness Strategy 2015 to 2020 and draft Homelessness Strategy and 
Rough Sleeping Strategy 2020 to 2025 

 Medium Term Financial Strategy 2019/20 to 2021/22 

 Mole Valley Rural Community Strategy 2017 to 2027  

 Transform Leatherhead Masterplan (regeneration plan for Leatherhead town 
centre) 
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What is Affordable Housing? 

Affordable housing includes social rented, affordable rented, affordable private 
rented and intermediate housing such as shared ownership and discounted home 
ownership, provided to specified eligible households whose needs cannot be met by 
the market.  

In other words, affordable housing is required to help those who do not have enough 
income or savings to buy or rent a home on the open market. Usually the 
development of affordable housing requires some form of public or private subsidy.  

The definition is set out in the National Planning Policy Framework February 2019 
(Annex 2 Glossary), and detailed at Appendix 1. Definitions of terms can be found in 
Appendix 4.  
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Why is Affordable Housing Needed?  

The tables and explanation below provide information on why affordable housing is 
needed in Mole Valley and further detailed information can be found in the Strategic 
Housing Market Assessment 2016, which is on the Council’s website along with 
other evidence for the Future Mole Valley Local Plan 2018 to 2033, which is under 
preparation. 

House prices and rents 

Figure 1 below shows that in April 2019, the average house price for Mole Valley 
was £472,434, which is significantly higher than the national England average of 
£245,528 and higher than the Surrey average of £434,723. The cheapest properties 
on the open market in Mole Valley are bedsits and one-bedroom flats at an average 
price of £255,933 (UK House Price Index) in April 2019. 

 

 

Figure 1. Source: UK House Price Index 

In 2017, the average income in Mole Valley was £39,423 (Office of National 
Statistics (ONS)). To obtain an 80% mortgage to buy in Mole Valley based on 
current average house prices an annual gross income of £107,9859 is needed 

Figure 2 shows the ratio of median house price to median gross annual workplace-
based earnings that has steadily increased from 9.64 in 2010 to 14.8 in 2018. 

                                                            

9 80% of £472,434/3.5 
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Figure 2. Source: Office of National Statistics 

Figure 3 below shows how private rents have fluctuated between 2012/13 to 2018/19 
and that overall the trend has been upwards. The Local Housing Allowance10 for the 
Walton11 area (covers the north of Mole Valley and is the highest rate for the area) is 
also shown. This shows that the Allowance is well below the mid-point rents for the 
area and that people in receipt of welfare benefits need to find the lowest rent levels 
in the district to secure a home in the private rented sector. 

Figure 3. Mole Valley Monthly Median Private Rental Values and Local Housing 
Allowance Rate 

Year 1 bed  
LHA 
Rate 2bed 

LHA 
Rate 3 bed 

LHA 
Rate 

4 
bed+ 

LHA 
Rate 

  £ £ £ £ £ £ £ £ 

2013/14 775 715  955 915  1300 1175  2400  1533 

2014/15 790  722 975  923 1413 1187  2500  1594 

2015/16 848  751 1100 960  1500 1198  2300  1658 

2016/17 875  751 1138  960 1500 1198  2300  1658 

2017/18 875  751 1,125  960 1,480 1198  2,200 1658  

2018/19 865 792 1,125 990 1,500 1,200 2,100 1,660 

Source: Valuation Office Agency  

                                                            

10  Local Housing Allowance the maximum weekly rent by property bedroom size that Housing Benefit 
could be paid 

11 Walton Broad Market Rental Area – see definition appendix 4 glossary of terms 
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The Strategic Housing Market Assessment 2016 for Mole Valley12 states that in 
2015, the median private sector rent to the median income was a ratio of 29%. 

Additional assistance through Discretionary Housing Payments is available from the 
Council to those in receipt of benefits to help them pay their rent. These payments by 
their name are discretionary and time limited. The annual budget is around £90,000 
and is fully spent each year. 

Tenure trends 

Figure 4 below shows how the tenure of the housing stock in Mole Valley has 
changed since the 2011 Census. There is a decline in owner occupation and an 
increase in the private rented sector, while the affordable/social housing (housing 
association sector) has remained static. This is in keeping with national trends as 
can be seen below in Figure 5, though the social sector nationally has also declined.   

Figure 4. Percentage Change in Mole Valley Dwelling Stock by Tenure 2011 to 
2017 

 

Year 
Owner 
Occupation Social Sector 

Private 
Rented Total 

 % % % % 

2011* 74 12 14 100 

2017 71** 12*** 17** 100 

Source: *Mole Valley Strategic Housing Market Assessment ONS 2011 Census Table KS402EW 

** ONS 2017 Subnational Dwelling Stock by Tenure Estimate 

*** Ministry of Housing, Communities and Local Government 2017/18 Number of dwellings by 
tenure and district. 

 

                                                            

12 Strategic Housing Market Assessment 2016 Table 14 Cobweb Consulting 
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Figure 5. Households by Tenure, 31 March 2007 to 31 March  2017, UK 

Source: Family Resource Survey, Department of Work and Pensions, Office of National Statistics 
Private Rented Sector 2018 

The Office of National Statistics 2018 report on the Private Rented Sector 
summarised the following results.  

 
 The number of households in the private rented sector in the UK increased 

from 2.8 million in 2007 to 4.5 million in 2017, an increase of 1.7 million (63%) 
households. 
 

 Younger households are more likely to rent privately than older households; in 
2017 those in the 25 to 34 years age group represented the largest group 
(35%). 
 

 Households in the private rented sector are getting older; between 2007 and 
2017, the proportion of household reference persons aged 45 to 54 increased 
from 11% to 16% while those aged 16 to 24 dropped from 17% to 12%.  
 

 At the end of the financial year 2016/17, 62% of households in the private 
rented sector in the UK had spent under three years in the same 
accommodation and only a small proportion (4%) had been in the same 
residence for 20 years or longer. 
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The change is explained by13: 

 the reduction in social/affordable housing stock because of the Right to Buy 
and lack of significant growth in the sector causing people to rent privately if 
they cannot afford to buy a home of their own;  
 

 the growth in the Buy to Let market increasing the private rented sector;  
 

 demand from an increasingly mobile work force requiring a more flexible 
tenure; and  
 

 younger people unable to afford to buy their own home. 

Since April 2017, the government has restricted the amount of Income Tax relief 
property owners can get on residential property finance to the basic rate of tax. In 
Mole Valley, it is reported anecdotally that some private landlords are now looking to 
sell their Buy to Let properties because of this tax restriction. In the meantime, the 
government is promoting large-scale institutional investment in the private rental 
sector to offer standardised management and an alternative tenure as in Europe. The 
growth in this market has yet to be felt in Mole Valley, though anecdotally there is 
evidence of enquiries from developers with an interest in Build to Rent14 and this 
could in the future change the proportion of tenures nationally and locally.  

The Housing Register and homelessness 

Figure 6 below shows the number waiting for an affordable home with a housing 
association on the Council’s Housing Register. The number since 2015/16 fluctuates 
between 460 to 500. While the number appears relatively low, this is because the 
administration of the Register is efficient and lapsed applications are dealt with 
quickly. In addition the qualification criteria are specific and require a local 
connection, applies income and savings restrictions and applicants must have a 
housing need. These qualifications limit the number of people that can qualify to join.  

The Housing Register statistics should be treated with caution because they only 
provide a snapshot in time and the specific qualification criteria differ from local 
authority to local authority, which means that the statistics are not comparable 
nationally. 

                                                            

13 Building the new private rented sector: issues and prospects (England) by Alex Bate House of 
Commons Library Briefing Paper Number 07094, 19 June 2017 

14 Build to Rent - large scale residential property designed for rent instead of for sale. Typically owned 
by property companies or pension/insurance investment companies let directly or through an agent. 
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Figure 6. Number on the Housing Register 30 September 2019  

 Number of Bedrooms Needed 

Priority Band 1 2 3 4 Total 

1 24 5 1 1 31 

2 63 92 51 9 215 

3 154 56 27 5 242 

Total 241 153 79 15 488 

Number on 
Register 
needing Ground 
Floor 
Accommodation 61 12 4 0 77 
Of which need 
Ground 
Floor/Wheelchair 
access 13 6 0 0 19 
Singles and 
Couples on the 
Register 
Wanting over 
55’s 
Accommodation 36 3 0 0 39 

Source: Mole Valley District Council Housing Register 

The number on the Register includes homeless households, some of whom the 
Council has a legal responsibility towards and are living in emergency 
accommodation until they are housed. Since 2016/17, around 400 households who 
are homeless or threatened with homelessness annually approach the Council and 
in depth work is undertaken to prevent homelessness where possible. Nevertheless, 
many of these households have to be accommodated in the private rented sector or 
be allocated accommodation from the Housing Register.  

For a detailed analysis of homelessness in Mole Valley see the draft Homelessness 
Review 2019 and draft Homelessness and Rough Sleeping Strategy 2020 to 2025. 
One of the key messages coming from the Homelessness Review is that the levels 
of homelessness have increased and particularly applications from single people and 
couples under 55 who have complex needs (a mix for example of mental health 
substance misuse and offending). 

 

 

 



 

17 
 

Figure 6 shows that the majority of applicants who are single people or couples on 
the Register need a one bedroom home. The majority of these applicants are under 
55 and along with the over 55s waiting for this size of home have the shortest wait 
for accommodation, as can be seen in Figure 9 below. The Housing Register 
qualification criteria for the over 55s is relaxed because there is an oversupply of 
sheltered15/age restricted16 (over 55 years) dwellings. 

Figure 6 also shows the number who need a home with ground floor access because 
of health and disability issues. This represents 16% of applicants on the Register.  

Housing association lettings 

Figure 7 below shows the number of housing association homes let annually and 
these figures include existing homes that have become available for reletting and the 
completion of new affordable homes. Overall it shows a decline in availability since 
2016/17, and that the majority of units let are sheltered/age restricted (over 55 years) 
dwellings and smaller one and two bedroom units. As mentioned there is an 
oversupply of sheltered accommodation/age restricted (over 55 years) and lack of 
demand that is evidenced by about 20 to 25 sheltered bedsits being advertised 
weekly. Family sized properties on the other hand are in short supply. 

Figure 7.  Annual Housing Association Lettings from the Housing Register by 
Bedroom Size up to September 2019 

 

   Source: Mole Valley District Council Housing Register 

 

 

 

                                                            

15 See appendix 4 glossary of terms for a definition of sheltered housing 
16 See appendix 4 glossary of terms for a definition of age restricted housing 
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The information in Figure 8 below shows the proportion of the number of households 
housed from the Housing Register by bedroom size and the table below that Figure 
9 shows the average waiting times. It can be seen that larger homes that have four 
bedrooms rarely become available and that the longest waits are for two, three and 
four bedroom homes, while the shortest wait is for one-bedroom properties. For the 
majority of applicants needing family sized homes the average wait is over 12 
months and can be up over 75 months. 

Figure 8. Number of Households on the Housing Register at 31 March and 
Number of Allocations made to Housing Associations by Bedroom Size 

 

Source: Mole Valley District Council Housing Register 

Figure 9. Average Waiting Time in Months to be allocated a Housing 
Association Home from the Housing Register by Bedroom Size and Priority 
Band September 2019 

Priority Band 1 Bed 2 Bed 3 Bed 4 Bed+ 

Waiting time in months 

1 3 4 18 Last allocation 
December 
2018 

2 15 20 33 As above 

3 15 35 75 As above 

Source: Mole Valley District Council Housing Register 
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Strategic Housing Market Assessment 

While the above information provides a level of evidence on local housing need in 
Mole Valley, national planning policies have previously required local authorities to 
base their planning policies on the full Objectively Assessed Need (OAN) for market 
and affordable housing to be identified in a Strategic Housing Market Assessment 
(SHMA). In 2015, Mole Valley commissioned from Cobweb Consulting a SHMA with 
four local authority areas of Mole Valley, Elmbridge, Epsom & Ewell and the Royal 
Borough of Kingston on Thames that formed a coherent Housing Market Area. The 
research followed the methodology in the Ministry of Housing, Communities and 
Local Government Planning Practice Guidance on Housing and Economic Needs 
Assessments17.  

Since the SHMA was prepared, a national standardised methodology for calculating 
Local Housing Need18 has been introduced and this is being used as the basis for 
preparing the Local Plan.  The SHMA continues though to provide useful evidence 
on the breakdown of need for different types of housing need, including affordable 
housing. Figure 10 from the SHMA below shows that the net annual requirement for 
affordable homes of all sizes and tenure is 132. It helpfully provides a projection of 
not only affordable rented homes needed, but also intermediate rent/low cost home 
ownership for those who cannot afford to buy outright.  

Figure 10. SHMA Net Annual Requirement for Affordable Housing by Tenure 
and Bedroom Size 

Bedroom Size Affordable/Social 
Rent 

Shared 
Ownership/  
Intermediate 
Products 

Total 

Total 83 49 132 

Source: Strategic Housing Market Assessment June 2016 

 

 

 

                                                            

17 Housing and Economic Needs Assessments Planning Practice Guidance March 2015 Ministry of 
Housing, Communities and Local Government 

 
18 Housing and Economic Needs Assessments Planning Practice Guidance July 2019 Ministry of 
Housing, Communities and Local Government 
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The SHMA comments on under-occupation and overcrowding and identifies that 
under-occupation was found predominantly in the owner-occupied stock, showing 
that one of the prime benefits for owner-occupation is additional living space. In Mole 
Valley 50% of owners had two or more additional bedrooms. A high proportion of 
under-occupation can be seen as an outcome of consumer choice taken with the 
ability to pay. Under occupation and overcrowding in the housing association and 
private rented sectors were found to be relatively low.  

Supported housing and accommodation for older people 

The SHMA also identifies the requirement for supported housing19 and 
accommodation for older people20 and this is analysed in further detail in the 
Specialist Housing to Support People with Disabilities and an Ageing Population 
Topic Paper June 2019, Future Mole Valley Local Plan (2018–2033), which is under 
preparation.  

The paper identifies the specific need for extra care sheltered housing21 for older 
people and currently this type of accommodation is not available in Mole Valley. A 
growing need for more supported housing for those with disabilities and or support 
needs is explained in the topic paper. It also recognises that given a choice of homes 
with improved design and accessibility, a greater number of people would probably 
opt to remain in mainstream housing; and that attractive new housing provision for 
older people in all sectors could facilitate downsizing and release family homes 
across the market for growing families.  

Housing need in rural areas 

Mole Valley has a number of attractive rural villages, hamlets and settlements. 
Traditional council housing was built in these areas pre and post 2nd World War, but 
there has been very little development since the 1980’s and the stock has declined 
through the Right to Buy. There have been a few developments within villages and 
some have been rural exception sites. 

A number of villages and parishes anecdotally comment that there are high levels of 
under occupation because owner-occupiers prefer to grow older in their own home 
and do not release homes for growing families. When homes do come to the market, 
they are highly valued and are often bought by people selling homes for high prices 
in London, who then choose to commute. This has an effect on village life and 
younger people on low incomes cannot afford to remain in the villages. 

Housing needs surveys over the last 10 years have been carried out in the following 
parishes Brockham, Betchworth, Buckland, Leigh, Newdigate, Ockley and Headley 
and all have revealed a need for both affordable housing to buy and rent. 

 

                                                            

19 See appendix 4 glossary of terms for a definition of supported housing 
20 See appendix 4 glossary of terms for definitions of accommodation for older people 
21 See appendix 4 glossary of terms for a definition of extra care sheltered housing 
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Summary 

 Homes in Mole Valley are priced above the national average and many 
households are priced out of the market 
 

 Average private rented sector rents are generally above the level that Housing 
Benefit is paid meaning that this sector is not always affordable for people on 
low incomes 
 

 The private rented sector has increased and has potential for further growth 
through institutional investment  
 

 The social/affordable rented sector is currently in decline 
 

 There are around 500 households on the Housing Register and most are 
under 55 and need a one bedroom home  
 

 The longest waits for accommodation from the Housing Register is for two, 
three and four bedroom homes that are in the shortest supply 
 

 The number of vacancies in the housing association stock has declined, apart 
from sheltered/age restricted (over 55 years) bedsit housing for which there is 
an oversupply and lack of demand 
 

 There is low demand from older people on the Housing Register for all types 
of housing association accommodation.  
 

 The SHMA shows a net annual requirement of 132 affordable homes 
 

 Taking all the information together there is an overwhelming need for new 
affordable homes 
 

 There are a high number of owner occupiers under-occupying their homes  
 

 There will be a continuing growth in the need for supported accommodation 
 

 The older population is increasing significantly and a specific need for extra 
care sheltered housing is identified.  
 

 There is a need for affordable housing in rural areas 
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What has been Delivered? 

This section analyses the overall delivery of affordable homes since 2004/05 to 
2018/19.  

Overall delivery 

The adopted 2009 Core Strategy set a target to secure a minimum of 950 affordable 
units within the district between 2006 and 2026, which is an average of 47.5 per year 
and the Council set a corporate target to achieve an average of 50 affordable homes 
per year through various means.  

Figure 11 below shows the rate of delivery from 2004/05 to 2018/19, during which 
time 875 affordable homes were completed. In particular, Figure 11 shows the peaks 
and troughs in actual annual delivery. The peak in 2005/06 was caused by a large 
number of homes delivered on the Starhurst School, Dorking and PIRA, Randalls 
Road and ERA, Cleeve Road, Leatherhead sites producing over 100 homes, along 
with a higher than usual number of smaller schemes. The economic downturn 
around 2008 did not overall seem to affect delivery. 

It also shows that over a 15-year period the annual average target of 50 has been 
met, though actual annual delivery has been falling since 2015/16. The reason for 
this is the current lack of available land and opportunity for development in the 
district. There are numerous development constraints in Mole Valley that include 
extensive areas of Green Belt, Areas of Outstanding Natural Beauty, open 
countryside and the high value of land. In addition, many housing associations 
operating in the area prefer in the current market to develop large volume sites of 50 
homes or more, which means they are not interested in the smaller sites that Mole 
Valley generally has to offer. The availability of land, including larger sites, should 
improve as land is released when the under preparation Future Mole Valley Local 
Plan 2018 to 2033, is adopted. 
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Source: Mole Valley District Council 

The statistics in Figure 11 are gross and include:  

 new build homes from sites where planning policy requires a percentage of 
affordable homes on site;  

 developments on land that housing associations own where generally 100% 
affordable housing is provided;  

 developments in rural areas including a rural exception site; 

 one off open market property acquisitions for affordable housing by housing 
associations generally to provide supported housing;  
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 do it yourself shared ownership22 schemes (enables a buyer to pick a home 
on the open market and buy on a shared ownership arrangement – this 
scheme no longer operates);  

 one off property acquisitions to enable affordable home ownership for people 
with learning disabilities; 

 properties acquired for affordable housing to rent through mortgage rescue 
schemes; and  

 regeneration schemes where housing association homes have been 
demolished and replaced generally, but not always, with more homes to 
create a net gain.  

The housing association owned sites have included the extensive redevelopment of 
under used garage sites and amenity land at Goodwyns and Rough Rew, Dorking, 
Cressall Mead and Levett Road, Leatherhead and Edenside, Bookham that also 
included the redevelopment of an underused sheltered housing scheme. 

Among the homes completed are 43 supported housing units for those who need a 
level of support to live independently with specialist providers (29 for people with 
learning disabilities and 14 for people with other support needs). The opportunity 
was also taken to complete 15 accessible/wheelchair standard bungalows. 
Almshouses23 provided 15 new homes. 

Delivery through planning policy 

Detailed analysis of affordable housing delivered specifically through planning policy 
has been examined to assess the effectiveness of the policy since 2004/05 to 
2018/19.   

The Mole Valley Local Plan 2000, required a proportion of affordable housing on 
larger sites by negotiation, which was changed in 2003 to 30% on-site affordable 
housing on larger sites. This policy changed again with the 2009 Adopted Core 
Strategy to a 20% financial contribution for schemes of 1-9 dwellings (this policy 
came to an end in 2014, following a Written Ministerial Statement that is now 
incorporated into the National Planning Policy Framework), 30% on-site for sites of 
10 to 14 dwellings and 40% on-site for sites of 15 or more dwellings.  For this 
reason, the analysis has looked at the relevant policy that the development needed 
to comply with, as well as any reasons for variation.  Taking into account that a site 
may be planned and developed over a number of years it is estimated that the 
picture covers a 15-year period and is shown in Figure 12 below. 

 

 

                                                            

22 See appendix 4 glossary of terms for a definition of shared ownership 
23 See appendix 4 glossary of terms for a definition of an almshouse 
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Figure 12. Affordable Housing Delivery through Planning Policy 2004/05 to 
2018/19 

 
Site Address Planning No. Total 

Units 
AH Units 

Built 
AH % 

Required 
AH % 
Built 

Comments 

1 Kingston Square, 
Leatherhead 

MO/2004/0729 40 12 30% 30% 12 SO 

2 PIRA site, Randalls Road, 
Leatherhead 

MO/2004/1322 127 38 30% 30% 11 Rent 
27 SO 

3 Former Nurses Home 
Horsham Road, Dorking  

MO/2004/1879  23 7 30% 30% 7 SO 

4 40-42 Deepdene Ave, 
Dorking 

MO/2005/1214 
MO/2007/0598  

38 11 30% 29% 11 SO 

5 ERA Site, Cleeve Rd, 
Leatherhead  

MO/2005/0984 110 42 30% 38% 42 SO 

6 Starhurst School and 
Longfield Road Dorking 

MO/2005/0447
& 8 

85 55 30% 65% 35 SO 
20 Rent 

7 St Andrews School, Grange 
Road, Ashtead 

MO/2006/0378 
MO/2009/0615 

24 7 30% 29% 7 SO 

8 Seeability, Reigate Rd, 
Leatherhead 

MO/2007/0916 
MO/2009/0840 

24 6 (-1) 30% 25% 6 SO 
Viability 

9 Parsons Mead School, 
Ashtead 

MO/2008/1222 93 28 30% 30% 14 Rent 
14 SO 

10 Remploy Works, Ermyn way, 
Ashtead 

MO/2009/1170 13 4 30% 31% 4 SO 

11 Marley Mead, Dorking MO/2010/1010 38 15 40% 39% 7 Rent 
8 SO 

Reserve site 
12 Therfield School and Cleeve 

Rd, Leatherhead 
MO/2010/0692 
MO/2013/1073 

90 36 40% 40% 15 Rent 
21 SO 

13 Springfield Rd, Westcott MO/2011/0528 14 4 30% 29% Reserve site 
2 Rent 
2 SO 

14 Vincent Works, Vincent 
Lane, Dorking 

MO/2011/1420 30 12 40% 40% 6 Rent 
6 SO 

15 Godwins Nursery, Beare 
Green 

MO/2013/0326 24 10 40% 42% 5 Rent 
5 SO 

16 River Lane Yard, Fetcham MO/2015/0401 26 8 (-2) 40% 31% 8 SO & 
overage 
Viability  

17 42, Upper Fairfield Road, 
Leatherhead 

MO/2016/0062 11 4 30% 36% 4 Rent 

18 The Farthings, Cleeve Road, 
Leatherhead  

MO/2016/0594 43 17  40% 40% 9 Rent 
8 SO 

Reserve site 
19 Photo-Me Church Road, 

Bookham 
MO/2016/0516 38 7 (-8) 40% 18% 2 Rent 

5 SO 
Viability 

20 Blenheim House, 207 to 213 
High Street, Dorking 

MO/2016/0905 14 2 (-2) 30% 14% 2 SO 
Viability 

21 Harpers House, Challenge 
Court, Leatherhead 

MO/2016/0249 16 6 40% 38% 6 SO 

22 Preston Cross Farm, 
Bookham 

MO/2017/1323 25 10 40% 40% 5 Rent 
5 SO 

Source: Mole Valley District Council planning and affordable housing records. Key: AH – Affordable 
Housing, SO – Shared Ownership 
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Figure 12 shows that the planning policy delivers the required level of affordable 
housing and as shown in Figure 13 below 341 (36%) homes were achieved over the 
period analysed.  

There are four sites with reduced levels of affordable housing, shown in red and 
amber on Figure 12. This was considered justifiable after detailed independent 
assessments were undertaken by consultants, commissioned by the Council, on the 
planning applicants’ financial viability appraisals of their schemes. The total number 
of homes lost is 13 (3%) over the period analysed. This analysis is also confirmed in 
the Future Mole Valley Local Plan Viability Assessment March 2019.24  

The River Lane site shown on the above table was affected by viability and an 
overage was agreed with the applicant in case they made a greater return than 
predicted, and so enabling a later potential financial contribution towards affordable 
housing. While this is a helpful mechanism, it is at the choice of the applicant, as 
national planning policy only requires an overage where the development is very 
large and delivered in phases. 

The higher number of affordable homes achieved on the Starhurst School site was 
because it was identified for affordable housing in the Local Plan 2000, before there 
was a percentage requirement applied. 

Three of the sites shown in Figure 12 were reserve-housing sites (as indicated in the 
right hand column), which were released through planning policy to achieve the 
required housing number for Mole Valley.  

Housing associations have provided all of the affordable housing detailed in Figure 
12, apart from 11 shared ownership units delivered by Private Registered Housing 
Providers. 

Figure 13 shows that over the 15 year period most sites (77%) delivering affordable 
housing through planning policy have been larger sites of 21 units plus. These sites 
have in turn produced a higher percentage of affordable housing, demonstrating that 
the most effective sites for the delivery of affordable housing tend to be larger sites.  
Overall, Figure 12 shows that 36% on-site affordable housing has been achieved 
from 22 sites. 

 

 

 

 

 

                                                            

24 Future Mole Valley Local Plan Viability Assessment March 2019 HDH Planning and Development 
Ltd 
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Figure 13. Site Size and Affordable Housing Delivery through Planning Policy 
2004/05 to 2018/19 

Number 
of units 

No. of Sites % No. of Sites No. of 
Homes 

Delivered 

No. of 
M H 

% of M H  Number 
of AH  

% of AH  

11-20  5 23% 68 48 70%  20 30% 

21-30  7 32% 176 116 66%  60 34% 

31+ 10 45% 702 441 63% 261 37% 

Total 22 100% 946 605 64% 341 36% 

Source: Mole Valley District Council planning and affordable housing records. Key: AH – Affordable 
Housing, MH – Market Homes 

There was one rural exception site for 100% affordable housing developed during 
the period analysed. It was developed by Clarion Housing and delivered 12 family 
sized homes of which eight were for social rent and four were for shared ownership. 

The Vacant Building Credit25 when applied, as required in the National Planning 
Policy Framework, has the effect of reducing the required affordable housing.  The 
Vacant Building Credit has not affected the sites above. It is expected that it will have 
an impact on affordable housing delivery in the future on sites that contain vacant 
buildings that have not been abandoned. 

Over the last seven years, 281 new homes have been created through permitted 
development, which allows the conversion of office space to residential units26. This 
was policy introduced by the government in 2013, on a temporary basis and became 
permanent in 2016. While this initiative has the advantage of producing new homes, 
affordable homes are not required and this national policy does not support those 
whose housing needs cannot be met by the market.  

Financial contributions in lieu of on-site affordable housing 

The Council collected financial contributions from small sites in lieu of on-site 
affordable housing under the 2009 Core Strategy policy, until a Written Ministerial 
Statement prevented this in 2014. This national policy was enforced following legal 
challenge in May 2016, and was later incorporated into the current National Planning 
Policy Framework. This was a loss to the Council because a high number of new 
homes developed are delivered on small sites of fewer than 10 units. 

Sums have also been collected on older person sheltered leasehold schemes for 
sale, which under the current policy do not require on site affordable housing. 

                                                            

25 Vacant Building Credit Planning Obligations Planning Practice Guidance May 2016 and September 
2019 Ministry of Housing, Communities and Local Government  

26 Town and Country Planning (General Permitted Development) (England) Order 2015 (GPDO) 
Amendment Order 
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Sums collected are ring fenced for investment in a range of affordable housing 
developments with housing associations and must be spent within five years. 
Investment of these sums is usefully directed to affordable rented schemes and 
where possible to provide a subsidy to achieve a social rent. The current balance of 
sums held by the Council is £2.5m 

Overall, given the acute shortage of affordable housing the Council’s continued 
preference is for on-site affordable housing rather than off-site alternatives and 
financial contributions. 

Housing Association Led Development 

Figure 14 provides delivery information on housing association led schemes and 
compares it to planning policy delivered schemes. It can be seen that housing 
association led schemes have delivered more affordable housing over the 15 year 
period than the planning policy requirements.  

Figure 14 Comparison of Housing Association Led Schemes and Planning 
Policy Delivered Sites 2004/05 to 2018/19  

Affordable Homes 
Completed 

% Number 
for Rent 

% Number for 
Shared 

ownership 

% 

Housing 
association 
led 
schemes 

534 61% 334 77% 200 45% 

Planning 
policy led 
schemes 

341 39% 100 23% 241 55% 

Total 875 100% 434 (50%) 100% 441 (50%) 100% 
Source: Mole Valley District Council planning and affordable housing records 

Figure 14 shows that there has been a significantly higher number of shared 
ownership27 homes delivered through planning policy than rented homes and the 
reverse trend in housing association led schemes. The older PIRA, Starhurst School 
and ERA sites skew the figures and were developed under former planning policy. It 
can be seen in Figure 12 that from 2009, most planning delivery sites have around 
the required policy tenure split of 50% rent and 50% shared ownership, except on 
some smaller sites and those affected by viability. Over the period analysed the 
combined methods of delivery have provided a 50:50 tenure split of rent and shared 
ownership as shown in Figure 14 above. 

 

 

                                                            

27 See appendix 4 glossary of terms for a definition of shared ownership 
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Summary 

 The Council’s annual average target of 50 affordable homes has been 
achieved over the period analysed, though actual delivery is reducing year on 
year 
 

 A range of tenures and supported housing have been delivered 
 

 Housing association owned sites and led developments deliver a higher 
proportion of rented homes 
 

 Planning policy has delivered the required number of affordable homes, 
though delivers a higher proportion of shared ownership homes and fewer 
rented homes 
 

 Financial viability has affected four sites delivered through planning policy and 
13 (3%) affordable homes have been lost during the 15 year period analysed 
 

 Vacant Building Credit has not reduced affordable housing on planning policy 
sites to date, but will affect future sites where there are existing empty 
buildings that are not classed as abandoned 
 

 The government’s introduction of office space to residential accommodation 
since 2013, through permitted development, has resulted in 281 new homes, 
however, non have been affordable because there is no requirement on 
developers 
 

 Development land and opportunities are constrained and may be improved as 
land is ultimately released when the under preparation Future Mole Valley 
Local Plan 2018 to 2033, is adopted 
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Delivering Affordable Housing 

Background 

The Council transferred its traditional council housing stock through Large Scale 
Voluntary Transfer (LSVT) in 2007, to Circle Housing, now known as Clarion 
Housing. Since stock transfer, affordable housing is provided and delivered locally by 
housing associations (also known as Registered Social Housing Providers) that are 
registered with the Regulator of Social Housing (Ministry of Housing, Communities 
and Local Government (MHCLG).  

The main housing associations operating in Mole Valley that deliver new homes in 
partnership with the Council are A2 Dominion, Clarion Housing, Home Group, 
Metropolitan Thames Valley Housing, Mount Green Housing Association, PA 
Housing, Raven Housing Trust, Riverside Group, Southern Housing and Transform 
Housing and Support. They are also development partners of Homes England, which 
is an agency of the government and provides associations with capital subsidy 
(subject to conditions) for new affordable homes. There are also a number of small 
almshouse28 and charity housing providers in the district, some of which develop 
small numbers of new homes from time to time. 

These housing associations and almshouses generally provide affordable rented, 
shared ownership, supported29 (for vulnerable people who may have learning, 
mental or physical disabilities or people who have suffered domestic violence or 
have addiction issues) and sheltered housing for older people. While there are other 
affordable intermediate and private rent and home ownership products, to date these 
have not been significantly developed in Mole Valley.  

Housing associations generally provide two types of rented homes, ‘social rent’30 at 
about 60% of the market rent (excluding service charges) and ‘affordable rent’31, 
which is generally 80% of the market rent (including service charges) or set at the 
Local Housing Allowance (LHA)32, whichever is the lower. New build affordable 
homes are generally let at ‘affordable rents’, though cheaper social rents are 
achieved where possible.  

 

 

 

                                                            

28 See appendix 4 glossary of terms for a definition of an almshouse 
29 See appendix 4 glossary of terms for a definition of supported housing 
30 See appendix 4 glossary of terms for a definition of social rent 
31 See appendix 4 glossary of terms for a definition of affordable rent 
32 Local Housing Allowance - the maximum weekly rent by property bedroom size that Housing 
Benefit could be paid. 
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Affordable rents were introduced by the government in 2014, which set a higher rent 
than traditional social rents. The intention was to increase housing association rental 
income to enable them to borrow a higher level of capital to develop new affordable 
homes.  During 2015 to 2018, housing associations were also required, in their 
development contracts with Homes England, to convert existing homes that had 
been let on a ‘social rent’ to ‘affordable rent’ when these homes changed tenants. 
Since these contracts ended in 2018, housing associations locally are generally no 
longer making these conversions.  

The entrance level for shared ownership properties is usually around the purchase of 
30% of the equity with a 70% rental share. Shared owners are over time able to 
purchase their property outright, as their financial circumstances improve, except on 
rural exception sites where they can only buy up to a 75% share. 

Increasing the delivery of affordable homes 

This section explores methods of delivering new affordable homes and how the 
Council intends to achieve its aims through a number of actions: 

 to increase the delivery of affordable homes that are of sustainable 
construction, energy efficient and where possible have social rents; 
and 
 

 in the longer term, with the right conditions, become a developer and 
potentially a landlord of affordable/council housing. 

Delivering affordable housing through planning policy 

Availability of land for residential development in Mole Valley is limited because of 
the need to protect the Green Belt and Areas of Outstanding Natural Beauty. Given 
this constraint, the importance of having in place a robust affordable housing 
planning policy cannot be overstated, as already evidenced in this strategy.  

The Future Mole Valley Local Plan 2018 to 2033 (under preparation) presents an 
excellent opportunity to review the affordable housing policy to ensure that the policy 
will deliver much-needed affordable homes. The under preparation version can be 
found at Appendix 3. This under preparation policy has been tested in the Future 
Mole Valley Local Plan Viability Assessment March 2019, and concludes that it will 
be viable to require 40% on-site affordable housing on sites of  10 or more dwellings 
in urban areas and sites of 6 or more dwellings in designated rural areas. The tenure 
split of 70% rent and 30% shared ownership is also considered viable. The under 
preparation policy should provide a greater level of affordable homes than the 
current policy because the starting thresholds are reduced and the tenure split is in 
favour of much needed rented homes.  
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Similar to the existing adopted Core Strategy the under preparation Local Plan seeks 
that the majority of homes developed for open market and affordable housing have 
two or three bedrooms. This is in keeping with those in need on the Housing 
Register, who have the longest waits for this type of accommodation. Properties at 
either end of the spectrum, that is one and four bedroom homes, will also be sought 
for affordable housing and this will be incorporated into the new Affordable Housing 
Supplementary Planning Document described in the next but one paragraph below. 

The current affordable housing policy in the Core Strategy has been challenged on 
the grounds of financial viability by developers. A robust approach to such 
challenges has been taken in the under preparation Local Plan, in keeping with the 
latest national Planning Practice Guidance and as suggested in the Mole Valley 
Local Plan Viability Assessment . 

The Future Mole Valley Local Plan 2018 to 2033, while under preparation, requires 
dialogue with residents and a range of parties including developers and housing 
associations. When it is possible to adopt the under preparation plan it will be 
extremely important to maintain this dialogue and provide guidance on implementing 
the policy. Post adoption priorities will be to publish the approved policy 
implementation guide – Affordable Housing Supplementary Planning Document, plus 
hold a regular forum for developers and housing associations to clearly explain the 
policy. The Council will encourage early talks with all developers when they are 
preparing a planning application that requires a percentage of affordable housing or 
is for 100% affordable homes. 

Through this dialogue, the Council will wish to ensure that its aims to increase the 
delivery of affordable homes that are of sustainable construction, energy 
efficient and where possible have social rents are achieved.  

Developers and housing associations constructing affordable housing will be 
expected to meet the policy requirements of the (under preparation) Local Plan on 
technical standards (minimum space standards, sustainable water use and 
accessibility and adaptability) and on sustainable design, construction and energy 
efficiency measures to mitigate climate change. In particular, they will need to look, 
for example, to incorporate renewables33, low carbon energy technology34, 
Sustainable Drainage Systems (SuDS)35, landscaping that retains trees and 
hedgerows and new planting and include where appropriate design features such as 
green walls and roofs36. A key requirement and extract from the policy is shown 
below. 

 

 

                                                            

33 See appendix 4 glossary of terms 
34 See appendix 4 glossary of terms 
35 See appendix 4 glossary of terms 
36 See appendix 4 glossary of terms 
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Policy EN14: Mitigating Climate Change (under preparation Local Plan policy) 

 Development proposals for new housing will be permitted where carbon 
dioxide emissions are reduced by a minimum of 20% below the Target 
Emissions Rate set out in Building Regulations37. This reduction should be 
achieved through the provision of on-site renewable and low-carbon 
technologies or by increasing the energy efficiency of the proposed buildings 
using a ‘Fabric First’38 approach.  

Developers and housing associations of affordable housing are also encouraged by 
this strategy to meet the requirements of Homes England’s Capital Funding Guide 
and the aim of Homes England’s Strategic Plan 2018 to 2023, on Modern Methods 
of Construction (MMC) to ‘improve the productivity’ of the construction industry. The 
Strategic Plan states that the ‘housebuilding construction industry is facing significant 
challenges in terms of productivity, workforce, skills and materials. If these 
challenges are not addressed, the industry will lack the capacity to deliver the 
infrastructure and homes that England needs’. ‘MMC have the potential to be 
significantly more productive than traditional methods and greatly increase the pace 
of delivery. It can also improve the quality of construction, address labour and 
materials shortages and deliver a number of additional benefits such as improved 
energy efficiency and health and safety. As a result, developers are already 
introducing MMC’ ….though as it is a relatively immature industry Homes England is 
proactively looking to stimulate the industry.  

Housing associations and all developers of affordable housing are encouraged to 
consider MMC for developments, particularly off-site manufacture that is Fabric First 
to aid efficient, timely, and sustainable development that mitigates climate change.   

Action 1 

When the Future Mole Valley Local Plan 2018 to 2033 (under 
preparation) is adopted, publish an approved Affordable Housing 
Supplementary Planning Document. 

Action 2 

When the Future Mole Valley Local Plan 2018 to 2033 (under 
preparation) is adopted hold a forum with developers and housing 
associations on working together to deliver more new affordable 
homes at least once every 12 months and more frequently if 
needed.  

                                                            

37 See appendix 4 glossary of terms 
38 See appendix 4 glossary of terms 



 

34 
 

 

 

Action 3 

Facilitate early dialogue with developers when they are preparing 
planning applications that require on-site or is for 100% affordable 
homes. 

Action 4 

Ensure meetings and discussions with housing associations and 
developers also focus on the Local Plan (under preparation) 
policies on technical standards and mitigating climate change, 
and encourage Modern Methods of Construction that, where 
possible, are Fabric First 

Delivering affordable housing with housing associations 

Housing associations are the main deliverers of new affordable homes in Mole 
Valley and as shown in this strategy have delivered over the last 15 years a range of 
types and tenures of affordable housing on planning policy sites, on their own land or 
land they have bought and assets they’ve acquired. They are also the key providers 
of supported/specialist accommodation including new affordable homes for older 
people.  

Their role as a primary developer and manager of new affordable homes is important 
to the Council and cannot be underestimated and maintaining strong relationships 
with housing associations for the long term is critical.  It welcomes housing 
associations that look to acquire and deliver whole sites of market housing and the 
affordable housing requirements and those where the opportunities present that will 
consider joint ventures with developers and or the Council 

The Council is keen to work with those housing associations that have existing stock 
in the area and already have in place the infrastructure to provide locally accessible 
services to their tenants. In particular, the Council encourages these housing 
associations to maximise the use of their assets to deliver affordable homes by 
considering: under used amenity land and garage sites; where justified older 
unpopular sheltered housing schemes for redevelopment; and regeneration of their 
existing estates through property refurbishment and redevelopment to make more 
efficient use of land to deliver affordable housing. These are also excellent 
opportunities for housing associations to take the opportunity to develop new homes 
to attract older tenants living alone in family housing to downsize to an attractive 
smaller home. 

The Council is expecting Clarion Housing to address their issue of an oversupply of 
older style bedsit sheltered accommodation and look at how such redevelopments 
can be made attractive to their own older tenants looking to move to a smaller home. 
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To achieve the Council’s aim to increase the delivery of affordable homes that 
are of sustainable construction, energy efficient and where possible have 
social rents it will be seeking to work with housing association and almshouse 
partners on the actions detailed below. 

Action 5 

Housing associations are encouraged to deliver a range of 
affordable general needs and supported housing to meet specific 
needs and provide social rents where possible 

Action 6 

The Council will continue to provide capital subsidy to housing 
associations and almshouses primarily to achieve social rents 
and, other aspects of its aim where relevant, through a legal 
agreement  

Action 7 

The Council will support housing associations and almshouses 
with funding applications to Homes England and other funding 
bodies 

Action 8 

Housing associations are encouraged to make the best use of 
their estate through regeneration and redevelopment to improve 
their existing stock and make more efficient use of their land to 
deliver more affordable homes 

Action 9 

Clarion Housing is expected to address their issue of an 
oversupply of older style bedsit sheltered accommodation during 
the period of the strategy and look to develop new homes in their 
place that will be attractive to their existing older tenants who 
want to move to a smaller home 

Action 10 

The Council will consult and involve housing associations in its 
regeneration activities particularly the town centre initiative 
Transform Leatherhead and make them aware of Joint Venture 
opportunities 
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Delivering rural affordable housing 

The Mole Valley Rural Community Strategy 2017 to 2027 prioritises the development 
of affordable homes in rural communities to enable those who cannot afford to buy or 
privately rent in live in these areas. In turn, this enables people to continue living 
close to their families and where they have grown up and to support the community 
economically through employment and other community activities. 

The Council has a strong tradition of working with rural communities and parish 
councils to deliver affordable housing within villages or though planning policy rural 
exception sites. To this end, it funds annually the Surrey Rural Housing Enabler with 
other Surrey rural authorities and housing associations, employed by Surrey 
Community Action to promote rural affordable housing. Their work includes 
promoting affordable housing to rural communities and parish councils that includes 
attending local meetings and holding events, conducting needs surveys, assessing 
the suitability of small sites for rural affordable housing and assisting to facilitate the 
development process with the Council. 

It is challenging work and many rural housing schemes and especially rural 
exceptions sites can take five to ten years to come to fruition. The main barriers are 
the availability of land and its cost.  

The Council will continue to prioritise the development of affordable housing in rural 
areas and funding the Surrey Housing Rural Enabler. To this end, the Council will 
work with small rural almshouses and housing associations specialising in 
developing rural affordable housing. When the Future Mole Valley Local Plan (under 
preparation) is adopted the Council will work with the Enabler and specialist housing 
associations to ensure the planning policy for rural affordable housing is understood 
and this will be followed by promotion to parish councils and land owners. Completed 
schemes where parish councils and community groups have been proactive and 
supportive in a development will be excellent exemplars and promoters to other rural 
areas. 

Action 11 

Promote by various means the benefits of developing affordable 
housing in rural areas to parish councils, communities and rural 
landowners. 
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Delivering Community led Housing 

Community led Housing is where people and communities play a leading role in 
addressing their own housing needs in urban and rural areas. The route taken 
depends on the nature of the demand, available resources, location and type of 
activity. Approaches encompass new build, regeneration and the use of existing 
buildings. In other words, it is built by the community to meet the needs of the 
community and is not for profit. Development can range from self-build to 
collaborating with developers and housing associations. Groups can be self-build, 
co-housing, self-help and cooperatives. Community-led housing groups may be 
based on a geographical connection or something else they have in common such 
as older people.  

The Council also funds Surrey Community Action with other Surrey local authorities 
to provide an enabler to promote community led housing development and to 
support the government’s programme to encourage this type of development. This is 
also challenging work because success is reliant on like-minded highly motivated 
individuals within a community to come together to address the housing need of 
themselves or others. Similar to rural schemes projects can typically take five to ten 
years to complete. Barriers are the cost and availability of land and or buildings, 
keeping motivated people together and raising the funding for schemes.  

Action 12 

Promote by various means the benefits of community led housing 
and support groups that come together to develop affordable 
homes through this method.  

Delivering affordable housing through regeneration 

Through the Transform Leatherhead Masterplan initiative, the Council is seeking to 
regenerate Leatherhead town centre. Part of the initiative involves bringing more 
people to live in the centre and support it economically through the provision of new 
open market and affordable housing. There are residential opportunities in 
Leatherhead within mixed-use developments at the Clare House and James House, 
Swan Centre and Bull Hill sites. Through detailed analysis, it has been found that the 
Council does not have the financial resources to fund and deliver the development of 
these sites and the Council is seeking joint venture partners in order to lever in 
additional finance and to share the risk. A further advantage of a joint venture is that 
partners bring the necessary development expertise that the Council does not have 
in-house and is needed to develop these multi-million pound schemes. 

There is the opportunity through these regeneration activities to develop a range of 
affordable housing types of not only traditional rent and shared ownership, but also 
Build to Rent and Affordable Build to Rent schemes. Build to Rent schemes are 
private rented sector schemes supported by the long term investors market and the 
affordable housing Build to Rent can be provided by housing associations or Private 
Registered Providers of Social Housing. 
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Over the period of this strategy new regeneration initiatives may become available 
that will also provide much needed affordable housing. 

Action 13 

Support the Council’s regeneration initiatives and secure the 
required levels of affordable housing.  

Delivering affordable housing for those with support needs and for older 
people 

The Council has a track record of delivering supported housing for vulnerable people 
and will continue to work with specialist housing associations to deliver new 
supported housing for young people, people with learning disabilities, people with 
physical disabilities, people with mental health problems, people with substance 
misuse problems, people who have a combination of these needs (complex needs) 
and for older people.  Capital funding will be provided by the Council where 
appropriate and support given to Homes England funding applications and 
applications to other bodies. This work will also be supported by the The Future Mole 
Valley Local Plan under preparation. 

A specific priority is to address the housing needs of older people. The need to 
address the issue of the oversupply of dated sheltered housing is covered in the 
housing association section above. The Council has a specific action to develop 
some extra care schemes within the district for older people located close to facilities 
in the towns of Leatherhead and or Dorking. Such developments would take some 
pressure off Surrey County Council’s Adult Social Care role and prevent older people 
moving into residential care homes. The barriers to developing extra cares schemes 
are finding a site at an affordable cost that is well located; securing a committed 
housing association developer; and a long-term commitment from Surrey County 
Council to fund a revenue package for housing support and personal care costs. 
Without the latter, housing associations will not take the risk to proceed with such a 
development. 

Action 14 

Enable and facilitate where possible the development of some 
extra care schemes for older people located close facilities in the 
towns of Leatherhead and or Dorking. 

The Council delivering new affordable homes 

The Council has the ambition, in the longer term, with the right conditions, 
become a developer and potentially a landlord of affordable/council housing. 

There are now mechanisms in place through housing companies or through direct 
provision that make it possible for the Council to develop new affordable homes.  
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By becoming a developer of affordable/council homes, the Council has the potential 
to develop the affordable homes it wants at the rent levels it wants, which is a social 
rent. It would also be able to work either directly or indirectly in consultation with 
tenants to develop the management, maintenance and community services that went 
with these homes.   

Nationally many local authorities are now developing new affordable housing and in 
many cases they are able to cost effectively develop on land that they already own. 
Others are buying land or are concentrating on the planning policy elements of sites 
for affordable housing (section 106)39. Though not all are building 100% affordable 
homes. Some authorities have chosen to intervene in the housing market and are 
developing open market homes to achieve regeneration goals, achieve financial 
returns and or unlock difficult sites.40 

There are generally three routes for councils to develop affordable homes, which 
are: joint ventures that this Council is using for the regeneration of Leatherhead; the 
local authority sets up its own housing company; and by returning to build Council 
homes again.  

A joint venture approach is likely to lead to the affordable housing being provided by 
a housing association or a private Registered Provider of Social Housing41 and 
doesn’t provide the influence and control the Council is looking for.  

Where a Council opts for a housing company it is usual for a management company 
to be established to manage and maintain the homes or this is contracted to a 
housing association or lettings agent, plus it provides a means of avoiding granting 
the Right to Buy to tenants42.  

Finally, the government has introduced financial relaxations on borrowing and 
spending caps to enable Councils to build traditional council homes. Some councils 
that did not transfer their stock to a housing association are building again and this is 
generally on land that they already own. Some large metropolitan authorities, which 
transferred their housing stock, are returning to building and are accepting that the 
Right to Buy has to be granted to tenants and that once they own more than 199 
homes a Housing Revenue Account43 must be reopened.  The government’s 
financial regulations on operating a Housing Revenue Account can have negative 
impact on a council’s financial position and a detailed analysis and risk assessment 
is needed before making a decision to reopen it. 

                                                            

39 See glossary of terms appendix 4 planning agreements 
40 LAs are Back Building Dr Janice Morphet visiting professor Bartlett School of Planning University 
College London Inside Housing 8 November 2019 

41 See appendix 4 glossary of terms 
42 See appendix 4 glossary of terms 
43 See appendix 4 glossary of terms 
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Taking account of the routes to development above, the SWOT (strengths, 
weaknesses, opportunities and threats) analysis below shows this Council’s current 
position on becoming a developer and landlord of affordable/council housing.  

The analysis shows that the Council already possesses strengths to move towards 
developing affordable housing. While the opportunities mainly look to the future and 
are not currently available. The weaknesses and threats are current and probably 
outweigh the strengths opportunities.  Overall, the key to the Council becoming a 
developer of affordable housing and ultimately a landlord are the availability of land 
and financial viability. 
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SWOT Analysis of the Council becoming a developer of affordable homes 

 

Strengths

 Council's Mova property 
holding company in place

 Inhouse surveyor experience 
& expertise 

 Borrowing arrangements 
with PWLB

 Housing management & 
maintenance experience 

 Sufficient knowledge to 
select/establish a housing 

management company

 Joint Venture experience 

 Ring fenced capital for new 
affordable homes

 Government relaxations to 
encourage councils to build 

homes 

Weaknesses

 Lack of land available for 
residential development in the 

district

 The Council owns limited 
land  for residential 

development

 Public Works Loans Board 
(PWLB) has increased interest 

rates, may make 
developments not financially 

viable

 Limited internal experience 
of managing the residential 

procurement, design, 
construction and contract 

management process 

Opportunities

 Land becomes available 
through the under preparation 

Local Plan to buy including 
section 106 sites

 Price of land reduces

 PWLB reduces interest rates

 Modern Methods of 
Consruction could provide 

quicker construction times & 
cost savings

 Joint Ventures to share risk

Threats

 Delay in adoption of Local 
Plan under preparation and 

land does not become 
available 

 Land too expensive - Council 
priced out of market and 
section 106 acquisitions

 PWLB increases interest 
rates further

 The Council has to reopen  
Housing Revenue Account if 
owns more than 199 homes -

potential negative financial 
impact 

 Ring fenced capital to invest 
in new affordable homes runs 

out

 Potential schemes may not 
be financially viable to provide 
a social or an affordable rent
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In summary the main barriers to the Council becoming a developer of 
council/affordable housing are: 

 that it doesn’t own land available for residential development; 
 

 the general lack of land supply in the district;  
 

 the very high cost of land in the district, which is driven by the limited 
availability of land; and  
 

 affordable housing developments would need to provide sufficient annual 
income from rents (that would be social or affordable rents44) to pay for the 
long term cost of management and maintenance and make sufficient financial 
returns in order for the Council to repay funding it has borrowed for schemes 
from the Public Works Loan Board45.  

Looking to the future, land availability and economic conditions may change and it 
may then be possible to realise the Council’s ambition to become a developer and 
landlord of affordable/council housing. The speed that land is released when the 
under preparation Future Mole Valley Local Plan is adopted will be critical. If land is 
released slowly then similar conditions to now will remain, with limited land 
availability driving up land prices making affordable housing potentially not financially 
viable. Should parcels of land be released together it will present a possible 
opportunity for the Council to participate in the housing market to buy land to develop 
affordable housing. The Council will need to be ready and in the meantime will 
explore the financial viability of options to become a developer and ultimately 
landlord of affordable/council housing. 

Action 15 

Make budget provision for and commission a study in 2021/22 to 
look at the feasibility of the Council becoming a developer and 
landlord of affordable/council housing  

 

 

 

 

 

 

                                                            

44 See appendix 4 glossary of terms 
45 See appendix 4 glossary of terms 
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Funding for delivering affordable housing 

Distinct from open market housing for sale that is driven by profit, affordable housing 
needs some form of subsidy to be delivered as affordable, otherwise the required 
rent levels for either affordable or social rents and the rent element for shared 
ownership cannot be achieved. The subsidy can come in the form: of free or 
discounted land; capital subsidy from Homes England or local authorities; or from 
cross subsidy whereby some of the profit achieved through mixed developments of 
open market and shared ownership sales subsidises the affordable and social rent 
units (this latter approach is now commonly used by housing associations, 
particularly on larger developments). 

The Council supports housing associations to apply to Homes England for funding 
through their different programmes for affordable housing. It also has its own 
resource of capital to invest in new affordable homes that is explained below. 

In November 2019, the Council had a capital reserve of £2.5m remaining from the 
Large Scale Voluntary Transfer receipt to invest in new affordable homes and £2.5m 
from financial contributions in lieu of on-site affordable housing that must be spent 
within five years of payment by the developer to the Council. These sums are usually 
invested with housing associations to help subsidise a scheme to ensure affordable 
homes can be provided and in particular provide a subsidy to achieve a social rent.  

Once spent these amounts will not be replaced and the opportunity to collect 
financial contributions in lieu of on-site affordable housing though planning policy has 
been reduced since the Council was prevented from collecting sums on small sites 
by the Written Ministerial Statement in 2014 that is now reinforced in the National 
Planning Policy Framework. 

There are already commitments made for schemes in 2020/21 that have planning 
permission and have a real chance of delivery, which will in turn reduce the 
investment capital reserve of £5m. The money could be invested in the Council 
delivering its own affordable/council homes, but this is time dependent on land and 
the right economic conditions being available. 

A new affordable homes target 

The Future Mole Valley Local Plan (under preparation) housing requirement is to 
deliver at least 6,735 additional homes within the 2018-2033 plan period, which is 
449 homes each year. The under preparation Plan does not have a target for new 
affordable homes, however, outside of the current adopted Core Strategy and Local 
Plan under preparation, the Council has an annual target to achieve an average of 
50 new affordable homes per year.  

Applying the affordable housing policy contained in the (under preparation) Local 
Plan (Appendix 3) of 40% affordable housing required on sites of 10 or more 
dwellings and 6 or more in designated rural arears, plus taking account of any 
windfall from sites and sites owned 100% by housing associations, the Council’s 
corporate annual average target could be increased from 50 to 75 affordable homes 
from the date the under preparation Local Plan is adopted.  
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Achievement will be subject to the rate that land is released through the under 
preparation Local Plan, house builders determining market conditions to progress 
sites and the opportunity of windfall sites.  

Action 16 

Review the Council’s average annual target of completed new 
affordable homes when the Future Mole Valley Local Plan 2018 to 
2033 is adopted and report on progress quarterly to the Cabinet 

Consultation, Monitoring and Review 

Consultation on the draft strategy was undertaken with a range of developers, 
housing associations and community partners for feedback and comment. 

The strategy will be monitored, reviewed and updated annually and by the Council’s 
Scrutiny Committee. 

Action 17 

Report on the progress of the strategy annually to the Scrutiny 
Committee  
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Appendix 1  

Action Plan 

The Council’s ambition with this strategy is: 

 to increase the delivery of affordable homes that are of sustainable 
construction, energy efficient and where possible have social rents; 
and 

 in the longer term, with the right conditions, become a developer and 
potentially a landlord of affordable/council housing. 

No. Action How? When? Who? 
1. When the Future Mole 

Valley Local Plan 2018 to 
2033 (under preparation) 
is adopted, publish an 
approved Affordable 
Housing Supplementary 
Planning Document. 

Develop and 
publish a new 
Supplementary 
Planning 
Document 

On adoption 
of the under 
preparation 
Local Plan 

Planning 
Policy 
Manager & 
Strategic 
Housing 
Manager 

2. When the Future Mole 
Valley Local Plan 2018 to 
2033 (under preparation) 
is adopted hold a forum 
with developers and 
housing associations on 
working together to 
deliver more new 
affordable homes at least 
once every 12 months 
and more frequently if 
needed.  

Hold a forum for 
developers and 
housing 
associations and 
ensure the Local 
Plan policies are 
understood  

Annually 
from 
adoption of 
the under 
preparation 
Local Plan 

Planning 
Policy 
Manager & 
Strategic 
Housing 
Manager 

3. Facilitate early dialogue 
with developers when 
they are preparing 
planning applications that 
require on site or is for 
100% affordable homes. 
 

Meet with 
developers to 
provide advice on 
the required level 
of affordable 
housing for 
planning 
applications 

Pre-planning 
application 
stage 

Strategic 
Housing 
Manager 
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4. Ensure meetings and 
discussions with housing 
associations and 
developers also focus on 
the Local Plan (under 
preparation) policies on 
technical standards and 
mitigating climate change, 
and encourage Modern 
Methods of Construction 
that, where possible are 
Fabric First 
 

Meet with 
developers to 
provide advice 
ensure the topic 
is included on the 
agenda of the 
developers’ forum  

Pre-planning 
application 
stage and 
annually 
from 
adoption of 
the under 
preparation 
Local Plan 

Strategic 
Housing 
Manager & 
Development 
Management 
Manager 

5. Housing associations are 
encouraged to deliver a 
range of affordable 
general needs and 
supported housing to 
meet specific needs and 
provide social rents 
where possible 
 

Hold regular one 
to one meetings 
with housing 
association 
partners 

Annually or 
six monthly 
depending 
on the level 
of the 
association’s 
development 
programme 

Strategic 
Housing 
Manager 

6. The Council will continue 
to provide capital subsidy 
to housing associations 
and almshouses, 
primarily to achieve social 
rents and, other aspects 
of its aims where 
relevant, secured through 
a legal agreement  
 

Agree levels of 
capital investment 
for housing 
associations to 
achieve the 
development of 
affordable homes  
 
Put in place legal 
agreements 

Approve 
investment 
when 
schemes 
have 
planning 
approval 
and are 
deliverable 

Strategic 
Housing 
Manager 

7. The Council will support 
housing associations and 
almshouses with funding 
applications to Homes 
England and other 
funding bodies 
 

Complete 
required returns 
to support funding 
applications 

Provide 
support 
when 
requested 
by Homes 
England and 
other 
funding 
bodies 
 
 
 
 
 
 

Strategic 
Housing 
Manager 
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8. Housing associations are 
encouraged to make the 
best use of their estate 
through regeneration and 
redevelopment to improve 
their existing stock and 
make more efficient use 
of their land to deliver 
more affordable homes 
 

Hold regular one 
to one meetings 
with housing 
association 
partners 

Annually or 
six monthly 
depending 
on the level 
of the 
association’s 
regeneration 
activity 

Strategic 
Housing 
Manager 

9. Clarion Housing is 
expected to address their 
issue of an oversupply of 
older style bedsit 
sheltered accommodation 
during the period of the 
strategy and look to 
develop new homes in 
their place that will be 
attractive to their existing 
older tenants who want to 
move to a smaller home 
 

Hold regular one 
to one meetings 
with Clarion 
Housing 

Quarterly Strategic 
Housing 
Manager 

10. The Council will consult 
and involve housing 
associations in its 
regeneration activities 
particularly the town 
centre initiative Transform 
Leatherhead and make 
them aware of Joint 
Venture opportunities 
 

Ensure housing 
associations are 
the circulation list 
for consultation 
and tenders for 
Transform 
Leatherhead 

Transform 
Leatherhead 
timetable 

Property & 
Regeneration 
Manager & 
Strategic 
Housing 
Manager 

11. Promote by various 
means the benefits of 
developing affordable 
housing in rural areas to 
parish councils, 
communities and rural 
land owners. 

 

Meet with parish 
councils and 
community 
groups 
 
Hold a Surrey 
event 
 
 
 
Use social media 
to promote  

Annually 
 
 
 
 
As agreed 
with Surrey 
Community 
Action 
 
Regularly 

Strategic 
Housing 
Manager 
Strategic 
Housing 
Manager & 
Surrey Rural 
Housing 
Enabler 
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12. Promote by various 
means the benefits of 
community led housing 
and support groups that 
come together to develop 
affordable homes through 
this method.  

 

Meet with parish 
councils and 
community 
groups 
 
Hold a Surrey 
event 
 
 
 
Use social media 
to promote 

Annually 
 
 
 
 
As agreed 
with Surrey 
Community 
Action 
 
 
Regularly 

Strategic 
Housing 
Manager & 
Surrey 
Community 
led Housing 
Enabler 

13. Support the Council’s 
regeneration activities 
and secure the required 
levels of affordable 
housing 

Provide advice on 
the required level 
of affordable 
housing  

Pre-planning 
application 
stage 

Strategic 
Housing 
Manager 

14. Enable and facilitate 
where possible the 
development of some 
extra care schemes for 
older people located 
close facilities in the 
towns of Leatherhead and 
or Dorking. 

Agree a process 
to facilitate the 
development of 
an extra care 
scheme with 
Surrey County 
Council Adult 
Social Care 

Ongoing 
dialogue 
with Surrey 
County 
Council 
Adult Social 
Care 

Strategic 
Housing 
Manager 

15. Make budget provision for 
and commission a study 
in 2021/22 to look at the 
feasibility of the Council 
becoming a developer 
and landlord of 
affordable/council 
housing  
 

Secure revenue 
budget 
 
Tender for a 
consultant to 
carry out a 
feasibility study 

2020/2021 
 
 
2021/2022 

Strategic 
Housing 
Manager 

16. Review the Council’s 
corporate annual average 
target of completed new 
affordable homes when 
the Future Mole Valley 
Local Plan 2018 to 2033 
is adopted 

Review and 
agree a new 
affordable homes 
target 
 
Report progress 
on the target to 
Cabinet 

On adoption 
of the under 
preparation 
Local Plan 
 
Quarterly 

Strategic 
Housing 
Manager 

17. Review the progress of 
the strategy 

Report progress 
to the Scrutiny 
Committee 

Annually Strategic 
Housing 
Manager 
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Appendix 2 

Definition of Affordable Housing – National Planning Policy Framework 
February 2019 Annex 2 Glossary 

Affordable housing: housing for sale or rent, for those whose needs are not met by 
the market (including housing that provides a subsidised route to home ownership 
and/or is for essential local workers); and which complies with one or more of the 
following definitions:  

a) Affordable housing for rent: meets all of the following conditions:  
 

(i) the rent is set in accordance with the Government’s rent policy for Social 
Rent or Affordable Rent, or is at least 20% below local market rents 
(including service charges where applicable);  
 

(ii) the landlord is a registered provider, except where it is included as part of 
a Build to Rent scheme (in which case the landlord need not be a 
registered provider); and  

 

(iii) it includes provisions to remain at an affordable price for future eligible 
households, or for the subsidy to be recycled for alternative affordable 
housing provision. For Build to Rent schemes affordable housing for rent is 
expected to be the normal form of affordable housing provision (and, in 
this context, is known as Affordable Private Rent).  

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning 
Act 2016 and any secondary legislation made under these sections. The definition of 
a starter home should reflect the meaning set out in statute and any such secondary 
legislation at the time of plan-preparation or decision-making. Where secondary 
legislation has the effect of limiting a household’s eligibility to purchase a starter 
home to those with a particular maximum level of household income, those 
restrictions should be used.  

c) Discounted market sales housing: is that sold at a discount of at least 20% 
below local market value. Eligibility is determined with regard to local incomes and 
local house prices. Provisions should be in place to ensure housing remains at a 
discount for future eligible households.  

d) Other affordable routes to home ownership: is housing provided for sale that 
provides a route to ownership for those who could not achieve home ownership 
through the market. It includes shared ownership, relevant equity loans, other low 
cost homes for sale (at a price equivalent to at least 20% below local market value) 
and rent to buy (which includes a period of intermediate rent). Where public grant 
funding is provided, there should be provisions for the homes to remain at an 
affordable price for future eligible households, or for any receipts to be recycled for 
alternative affordable housing provision, or refunded to Government or the relevant 
authority specified in the funding agreement.   
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Appendix 3 

Future Mole Valley Local Plan 2018 to 2033 – Under Preparation 

HOUSING 2 

AFFORDABLE HOUSING  

Housing affordability is a significant problem in Mole Valley. The ratio of average 
wages to average house prices is amongst the highest in England, leading to people 
working in the area having difficulty in affording a home in the same area and young 
people having difficulty in affording accommodation in the area in which they have 
grown up. To help address the problem of affordability the Council is committed to 
enabling the provision of affordable housing for local people who cannot meet their 
housing needs on the open market.  

Policy H2: Affordable Housing on Development Sites  

1. Housing developments will be required to include affordable housing 
comprising at least 40% of new dwellings, where at least one of the following 
applies:  

a. In designated rural areas, developments providing a net increase of six 
dwellings or more.  

b. Outside designated rural areas, developments providing a net increase of 
ten dwellings or more.  

2. In all cases, provision of affordable housing will be expected to be made on-
site. Only in exceptional circumstances will an alternative to on-site provision 
be considered.  

3. Affordable housing will be expected to be integrated within the wider 
development, using comparable materials, layout, and amenity space 
proportional to dwelling sizes, and with equal access to any on-site communal 
facilities such as play areas.  

4. The mix of dwelling types, sizes and tenure split should reflect the type of 
housing required in the most up-to-date evidence of housing need for the 
District, having regard to the form and type of development appropriate for the 
site. This currently includes a tenure split of at least 70% affordable rent, with 
the remainder being other forms of affordable housing. Social rent will be 
encouraged.  

5. A minimum of 10% of affordable dwellings should be available for affordable 
home ownership, except where it would significantly prejudice the ability to 
meet the identified affordable housing needs of specific groups including 
build-to-rent dwellings, specialist accommodation for a group of people with 
specific needs, self-build or custom built dwellings, or is a development 
exclusively for affordable housing, an entry level exception site or a rural 
exception site.  
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6. In rural areas small scale development of affordable housing may 
exceptionally be supported on land which would not normally be used for 
housing, provided that:  

a. A local need for affordable housing has been demonstrated.  

b. The site adjoins or is closely related to a defined village and respects the 
setting, form and character of the village and surrounding landscape.  

c. The affordable housing will be retained for that purpose in perpetuity.  

A limited proportion of open market dwellings may be allowed as part of such 
a small scale development if it can be demonstrated that it is required to 
ensure the viability of the scheme. The number of open market dwellings 
should be the minimum required to enable the development to take place.  

Policy H2 will apply to all types of residential development including private 
retirement homes, sheltered accommodation, extra care schemes and other self-
contained housing for older people. Forms of housing which fall within the definition 
of affordable housing are defined in the glossary.  

In cases where it appears to the Council that a site has been subdivided or will be 
brought forward in phases, each phase will be expected to contribute proportionally 
towards the affordable housing requirement of the whole site.  

The affordable housing requirements of this policy are considered to be achievable 
and this has been confirmed by the viability assessment of the Local Plan. Unless 
there are particular circumstances, there should be no need for a further viability 
assessment at the decision making stage. Site promoters will be expected to take 
account of costs arising from affordable housing and other requirements when 
negotiating to purchase land for development. The price paid for land is not a 
justification for failing to comply with the relevant policies in the Plan.  

Where particular circumstances justify the need for a viability assessment at the 
application stage, it will be up to the applicant to demonstrate how those 
circumstances differ from the viability assessment carried out to inform the Plan, 
having regard to the specific grounds set out in national planning guidance. Viability 
assessments submitted at the application stage should be prepared following 
national planning guidance and they will be made publically available unless agreed 
with the Council as an exception. Independent scrutiny of the viability assessment 
will be expected to be funded by the applicant. Where the Council agrees a lower 
affordable housing provision, it reserves the right through a legal agreement to re-
assess the viability of a site at later phases in a development.  
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Rural exception sites are in addition to the sites identified as modest additions to 
rural villages elsewhere in the Plan. Demonstration of the need for a rural exception 
site will normally require a local housing needs survey, which can provide evidence 
of the number, mix and tenure of dwellings needed in any particular village. In some 
cases, a small proportion of market housing may be proposed on rural exception 
sites in order to support the delivery of affordable housing to meet local needs. Any 
such applications should be supported by a viability assessment which demonstrates 
that there is a genuine requirement for market housing to underpin delivery of a 
viable, affordable housing scheme. Any market housing element should be a small 
proportion of a scheme which is predominantly focused on the delivery of affordable 
housing and should be of a scale and character which is a good fit with identified 
market housing needs within the rural areas.  

Vacant building credit, as described in national planning guidance, will be applied to 
developments where a vacant building is either converted or demolished that may 
result in a reduction in the required affordable housing. The credit does not apply 
when a building has been abandoned.  

Affordable housing is not required where a residential scheme relates wholly to 
gypsy and traveller accommodation, mobile home sites, ancillary accommodation 
used incidentally to a main dwelling, staff accommodation or student 
accommodation. 
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Appendix 4 

Glossary of Terms  

Affordable Rent: Housing that is let by local authorities or private registered 
providers of social housing (as defined in section 80 of the Housing and 
Regeneration Act 2008 - generally housing associations) to households who are 
eligible for social rented housing. Affordable Rent is subject to rent controls that 
require a rent of no more than 80 per cent of the local market rent (including service 
charges, where applicable). Rent Standard Guidance Homes and Communities 
Agency 2015 

Age Restricted Housing: General needs housing and to qualify to live in the 
accommodation a person needs to meet the age eligibility rule such as being over 55 
or under 25. 

Almshouses:  A unit of residential accommodation (usually a house or flat) which 
belongs to a charity and is provided exclusively to meet the charity’s purpose such 
as but not limited to the relief of financial need or infirmity and is occupied or is 
available for occupation under a licence by a qualified beneficiary who may be 
required to contribute a weekly sum towards its maintenance. The Almshouse 
Association 

Broad Market Rental Area: is an area used by the Valuation Office to set the Local 
Housing Allowance (see definition below) and is defined as an area within which a 
person could reasonably be expected to live having regard to facilities and services 
for the purposes of health, education, recreation, personal banking and shopping, 
taking account of the distance of travel, by public and private transport, to and from 
those facilities and services.   

Building Regulations: The Building Regulations Advisory Committee (BRAC) 
advise the Secretary of State in England on making building regulations and setting 
standards for the design and construction of buildings. The regulations ensure that 
new buildings, conversions, renovations and extensions (domestic or commercial) 
are going to be safe, healthy and high-performing. 

Build to Rent: Large-scale residential property designed for rent instead of sale. 
Typically owned by property companies or pension/insurance investment companies 
let directly through an agent. National Planning Policy Framework  

Co-housing: Housing made up of private dwellings and shared communal facilities.  
OWCH (Older Women’s Co-Housing) is an example of co-housing.  

Community Led Housing: Community Led Housing is where people and 
communities play a leading role in addressing their own housing needs. The route 
taken depends on things like the nature of the demand, available resources, location 
and type of activity. Approaches encompass new build, regeneration and the use of 
existing buildings. Community-led housing groups may form based on a 
geographical connection or something else they have in common such as older 
people.  
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Co-operatives: People who want to manage their own homes can choose to join or 
create housing cooperatives. This is a way of tenants democratically controlling the 
management or development of homes. The Confederation of Co-operative Housing 
can provide more information.  

Designated Rural Area: A map showing the designated rural area for Mole Valley/ 
is included in the Affordable Housing Supplementary Planning Document 2010.  It 
comprises land within the Surrey Hills Area of Outstanding Natural Beauty or civil 
parishes of Abinger, Betchworth, Buckland, Charlwood, Headley, Holmwood, Leigh, 
Mickleham, Newdigate and Ockley, as defined under Section 157(1) of the Housing 
Act 1985 and the Housing (Right to Buy) (Designated Rural Areas and Designated 
Regions) (England) (No.2) Order 2005/2908. 

Disability Living Allowance: A benefit that helps with the extra costs of a long-term 
health condition or disability for people aged under 16. For people aged 16 and over 
this benefit it is being gradually replaced by Personal Independence Payment. 
Department of Works and Pensions (DWP). 

Entry-level Exception Site: A site that provides entry-level homes suitable for first 
time buyers (or equivalent, for those looking to rent). 

Extra Care Housing (also known as ‘very sheltered housing’, ‘assisted living’ 
or as ‘housing with care’): A group of homes usually in a block of flats and can be 
part of a retirement villages or bungalow estate where all the residents are usually 
over 55.  Developments provide independent, self-contained homes with their own 
front doors and leases or tenancies. Each home is linked to an emergency alarm 
service.  Schemes have a manager or warden and communal facilities such as a 
lounge area for residents to socialise, a laundry and garden.  Some schemes may 
provide a meals service. It differs to sheltered housing because personal care is 
delivered on site and there is a clear and distinct separation between the provision of 
the housing management and support services and the personal care service. 

Fabric First: A ‘fabric first’ approach to building design involves maximising the 
performance of the components and materials that make up the building fabric itself, 
before considering the use of mechanical or electrical building services systems 
such as add on renewables such as solar panels and photovoltaics. This can help 
reduce capital and operational costs, improve energy efficiency and reduce carbon 
emissions. A fabric first method can also reduce the need for maintenance during the 
building’s life. Fabric first building systems can be constructed off site (also known as 
Modern Methods of Construction), resulting in higher quality and so better 
performance, reduced labour costs and an increased speed of build. 

Green Walls and Roofs: A green wall is comprised of plants grown in supported 
vertical systems that are generally attached to an internal or external wall, although 
in some cases can be freestanding. Like many green roofs, green walls incorporate 
vegetation, growing medium, irrigation and drainage into a single system. 
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Homes England is a non-departmental public body, sponsored by the Ministry of 
Housing, Communities and Local Government, which exists to accelerate the 
delivery of housing across England, (except in London where much of this role is 
devolved to the Mayor of London) and funds housing associations/Registered 
Housing Providers to develop affordable homes. 

Housing Associations in England are independent societies, bodies of trustees or 
companies established for providing low-cost social housing for people in housing 
need on a non-profit-making basis. Any trading surplus is used to maintain existing 
homes and to help finance new ones. They are regulated by the Regulator of Social 
Housing – Ministry of Housing, Communities and Local Government. Housing 
associations has been used as the generic name for all social landlords not covered 
by local authorities, they are also referred to as Registered Social Landlords, 
although the term Registered Provider of social housing is often used. 

Housing Benefit: A regular welfare payment made to help those on low incomes 
pay for rented accommodation. DWP 

Housing Revenue Account: The Housing Revenue Account (HRA) records 
expenditure and income on running a council’s own housing stock and closely 
related services or facilities, which are provided primarily for the benefit of the 
council’s own tenants. The main features of the HRA are: that it is a landlord 
account, recording expenditure and income arising from the provision of housing 
accommodation by local housing authorities under statute; it is not a separate fund 
but a ring-fenced account within the General Fund of certain defined transactions, 
relating to local authority housing; the main items of expenditure account  
management and maintenance costs, major repairs, loan charges, and depreciation 
costs; the main sources of income are credits and debits prescribed by statute; there 
is no general discretion to breach the ring-fence; it isn’t possible to budget for a 
deficit; and all borrowing within the HRA is in line with the Chartered Institute of 
Public Finance and Accountancy (CIPFA) Prudential Code. 

Intermediate Market Housing Housing produced as shared ownership or similar 
ownership products, or at rents above affordable rents but below market rents, which 
fall within the definition of affordable housing contained in the National Planning 
Policy Framework. 

Joint Ventures: A Joint venture company may be publically or privately owned 
to deliver affordable housing. A Council with a development partner may on work 
on either a bundle of projects or single project of sufficient size and value to justify 
the transaction and set-up costs. Risk and control are shared to varying degrees by 
the partners and brings the resources of money and expertise of a development 
partner.  

Large Scale Voluntary Transfer: Large scale voluntary transfer is the transfer of 
the whole or a substantial part of a council’s housing stock, with the agreement of its 
tenants, to a housing association.  
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Local Housing Allowance (LHA): Introduced in 2008, is used to calculate the 
maximum level of Housing Benefit that can be awarded. It is based on the 30th 
percentile of local rented accommodation. LHA rates relate to the area in which a 
housing benefit claim is made. These areas are called "Broad Rental Market Areas", 
defined as "where a person could reasonably be expected to live taking into account 
access to facilities and services". DWP 

Local Housing Companies: are independent arms-length commercial organisations 
wholly or partly owned by councils. They can develop, buy and manage properties 
within and outside of a local authority area and may provide affordable and/or market 
housing. 

Local Market Rent: The estimated amount for which a property should be let at on 
the date of valuation between a willing lessor and a willing lessee. Royal Institute of 
Chartered Surveyors, Red Book. 

Low Carbon Energy Technologies: Low-carbon power comes from processes or 
technologies that produce power with substantially lower amounts of carbon dioxide 
emissions than is emitted from conventional fossil fuel power generation. It includes 
low carbon power generation sources such as wind, solar, hydro and nuclear power. 

Modern Methods of Construction: To deliver new housing quickly, Modern 
Methods of Construction (MMC, or 'smart construction') have been promoted as a 
way of building more effectively and efficiently. It centres on the use of off-site 
construction techniques that can benefit from factory conditions and mass 
production.  

Personal Independence Payment: A benefit that helps with the extra costs of a 
long-term health condition or disability for people aged 16 and over. It is gradually 
replacing Disability Living Allowance. DWP. 

Planning Agreement also known as a Section 106 Agreement: Planning 
obligations under Section 106 of the Town and Country Planning Act 1990 (as 
amended), commonly known as s106 agreements, are a mechanism which make a 
development proposal acceptable in planning terms, that would not otherwise be 
acceptable. The common uses of planning obligations are to secure affordable 
housing, and to specify the type and timing of this housing and to secure financial 
contributions to provide infrastructure or affordable housing.  

Public Works Loan Board (PWLB) is a statutory body operating within the United 
Kingdom Debt Management Office, an Executive Agency of HM Treasury. The 
function is to lend money from the National Loans Fund to local authorities, and to 
collect the repayments. 

Registered Housing Provider: See the definition for housing associations above 

Regulator of Social Housing: Ministry of Housing, Communities and Local 
Government – is the regulator of registered housing associations, also known as 
Registered Housing Providers, and Private Registered Providers. 
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Renewables: A natural resource or source of energy that is not depleted by use, 
such as water, wind, or solar power. For example solar panels, photovoltaics. 

Private Registered Provider: A for profit provider of affordable housing registered 
with the Regulator of Social Housing, Ministry of Housing, Communities and Local 
Government. 

Right to Buy: Local authority tenants are entitled to purchase their homes at a 
discounted price. To qualify for the scheme, an individual must be a tenant of at least 
two years.  

Rural Exception Site: Small sites used for affordable housing in perpetuity where 
sites would not normally be used for housing. National Planning Policy Framework.  

Section 106 Agreement: See the definition above on Planning Agreements 

Self-build: Groups that want to develop affordable homes for themselves can form a 
self-build group. Self-builders may, but don’t necessarily build the homes 
themselves, but they do at least organise the building.  

Self-help housing: Groups that want to provide accommodation for people in need 
of homes can consider Self-help Housing, such as bringing empty properties into use 
as homes.  

Shared Ownership: Also known as 'part buy, part rent', shared ownership is a 
scheme that allows a purchaser to buy a share of a property and pay rent on the 
rest. It is designed to help people with small deposits and lower incomes get on the 
property ladder. Typically, a stake of between 25% and 75% of the property is 
purchased usually with a mortgage from a housing association and rent is paid on up 
to 3% of the remaining share.  

Sheltered Housing also known as Retirement Housing: A group of homes usually 
in a block of flats where all the residents are usually over 55.  With a few exceptions, 
all developments provide independent, self-contained homes with their own front 
doors and leases or tenancies. Schemes usually have a manager or warden and 
communal facilities such as a lounge area for residents to socialise, a laundry and 
garden.  Each home is usually linked to an emergency alarm service.  Personal care 
is not provided on-site and is why this type of accommodation is distinctly different to 
Extra Care Sheltered Housing described above. 

Social Rent: Housing that is owned by local authorities and private registered 
providers (as defined in section 80 of the Housing and Regeneration Act 2008 – 
generally housing associations), for which guideline target rents are determined 
through the national rent regime and is usually 60% of the Local Market Rent and 
exclusive of service charges. Rent Standard Guidance Homes and Communities 
Agency 2015. 
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Supported Housing: May be shared or self-contained where the residents will be 
provided with varying levels of support to enable them to live and maintain their 
tenancy from day to day and in many cases help them move to independent 
accommodation. Supported housing may be client group specific for example, for 
people with learning and or physical disabilities or those with mental health 
problems. It may also cater for a range of support needs resulting from rough 
sleeping, drug and alcohol abuse and debt. Hostels for the single homeless, 
women’s refuges and accommodation for young homeless people and care leavers 
are also classed as supported housing. Usually this type of housing is affordable and 
is owned and managed by specialist providers. 

Sustainable Drainage Systems SuDS are a type of drainage designed to manage 
surface water runoff, typically from new developments, in a more sustainable, natural 
way than by conventional drainage such as pipes and tanks. They reduce the risk of 
flooding by slowing down surface water-run off and providing storage. 

Vacant Building Credit: National policy provides an incentive for brownfield 
development on sites containing vacant buildings. Where a vacant building is 
brought back into any lawful use, or is demolished to be replaced by a new building, 
the developer should be offered a financial credit equivalent to the existing gross 
floor space of relevant vacant buildings when the local planning authority calculates 
any affordable housing contribution, which will be sought. Affordable housing 
contributions may be required for any increase in floor space.  Planning Obligations, 
Planning Practice Guidance May 2016 and September 2019 Ministry of Housing, 
Communities and Local Government. 
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Appendix 5  

References 

Accommodation with Care and Support Strategy 2018 Surrey County Council 

Affordable Housing Position Statement 2016 Mole Valley District Council 

Affordable Housing Supplementary Planning Document 2020 - under 
preparation Mole Valley District Council (Local Plan Affordable Housing Policy 
implementation document for developers) 

Affordable Housing Supplementary Planning Document Approved 2010 and 
Updated Mole Valley District Council (Local Plan Affordable Housing Policy 
implementation document for developers) 

Build to Rent Planning Practice Guidance September 2018 Ministry of Housing, 
Communities and Local Government  

Building the New Private Rented Sector: Issues and Prospects (England) by 
Alex Bate House of Commons Library Briefing Paper Number 07094, 19 June 2017 

Capital Funding Guide and updates June 2019 Homes England 

Core Strategy Adopted 2009 Mole Valley District Council 

Future Mole Valley Local Plan 2018 to 2033 - under preparation Mole Valley 
District Council 

Future Mole Valley Local Plan Viability Assessment March 2019 HDH Planning 
and Development Ltd 

Homelessness Review 2019 Draft – Mole Valley District Council 

Homelessness and Rough Sleeping Strategy 2020 to 2025 Draft Mole Valley 
District Council 

Strategic Plan 2018/19 – 2022/23 Homes England 

Housing and Economic Needs Assessments Planning Practice Guidance March 
2015 and July 2019 Ministry of Housing, Communities and Local Government 

LAs are Back Building Dr Janice Morphet visiting professor Bartlett School of 
Planning University College London Inside Housing 8 November 2019 

Modern Methods of Construction A forward-thinking solution to the housing 
crisis? Royal Institute of Chartered Surveyors September 2018 

Modern Methods of Construction introducing the MMC definition framework 
Ministry of Housing Communities and Local Government March 2019 

Mole Valley Local Plan 2000 Mole Valley District Council 
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National Planning Policy Framework February 2019 Ministry of Housing, 
Communities and Local Government   

Planning Obligations Planning Practice Guidance May 2016 and September 2019 
Ministry of Housing, Communities and Local Government  

Private Rented Sector Report 2018 Office of National Statistics  

Rent Standard Guidance Homes and Communities Agency 2015 

Specialist Housing to Support People with Disabilities and an Ageing 
Population Topic Paper June 2019 Future Mole Valley Local Plan (2018–2033) – 
under preparation 

Strategic Housing Market Assessment for Kingston upon Thames and North 
East Surrey Authorities June 2016 Cobweb Consulting 

Town and Country Planning (General Permitted Development) (England) Order 
2015 (GPDO) Amendment Order - allows office conversion to residential without 
planning permission 

When Generation Rent Grows Up Gavriel Hollander Inside Housing 4 October 
2019 

Written Ministerial Statement Small Scale Developers House of Commons 28 
November 2014 
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