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Information for members of the public

Members of the public and the media have the right to attend meetings of full 
council, the cabinet and committees except where confidential information or 
exempt information is likely to be disclosed, and the meeting is therefore held in 
private.

For information about attending or speaking at meetings, please contact the 
committee officer above or refer to the council’s website 

If you would like this agenda in an alternative format, such as a larger or smaller 
font, audio or Braille, or in a different language, please contact the committee 
officer above.
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Agenda

Page nos

1 Election of Chair

To elect a Chair for the Civic Year 2026-2027.
 

2 Election of Vice-Chair

To elect a Vice-Chair for the Civic Year 2026-2027.
 

3 Apologies

To receive apologies for absence
 

4 Declarations of interest

(Please note that it is the responsibility of individual members to 
declare an interest prior to the item if they arrive late for the meeting)
 

5 Minutes

To confirm the minutes of the meetings held on:
• Tuesday 13 January 2026
• Tuesday 3 February 2026.
 
Minutes of the Sustainable Development Panel meeting held on 3 
February 2026

3 - 6

6 COU/26/011 - Adoption of Greater Norwich Local Plan Policy 5 
(Affordable Housing) Supplementary Planning Document

Purpose - To discuss and present the final Affordable Housing 
Supplementary Document (SPD) for (later) adoption following public 
consultation. 
 

7 - 44
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MINUTES 

Sustainable Development Panel 

16:35 to 17:01 Tuesday, 03 February 2026 

Present: Councillors Stutely (Chair), Champion, Hoechner, Kendrick 
(substitute for Padda) and Lawes 

Apologies: Councillors Hampton, Lubbock and Padda 

In attendance Sarah Ashurst (Head of Planning and Regulatory Services) 

Mike Burrell (Planning Policy Manager) 

Charlotte Rivett (Senior Planner – Policy) 

19.  Declarations of interest 

19.1 There were no declarations of interest.  

20.  Minutes 

20.1 The minutes of the meeting held on 13 January 2026 would be taken to the next 
meeting. 

21.  GNLP Policy 2: Sustainable Communities Draft Supplementary Planning 
Document (SPD)  

21.1  The Planning Policy Manager presented the report. Following a six week 
consultation a number of changes had been made to the Supplementary Planning 
Document (SPD). Comments received during the consultations had been broadly 
supportive. One amendment had been additional links to resources to support the 
preparation of Sustainability Statements and clearer guidance on ensuring 
compliance with the SPD and the cross-referencing with other required documents 
such as design statements. Several comments had been related to broadening 
health impact assessments to more than healthcare infrastructure, amendments 
had not been made as other considerations items usually included within health 
impact assessments, required by other local authorities, were covered by other 
elements of the SPD. The main amendments made to the SPD were an increased 
focus on benefits of green infrastructure, clarified the need to consider low or car-
free developments within the city, strengthened content on inclusivity, clarified the 
requirements around ground water pollution, confirmed that construction waste 
must be disposed of at permitted sites, clarified that only inappropriate 
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Sustainable Development Panel: 03 February 2026 

development must avoid flood risk areas, included further detail on the role of 
sustainable drainage, required evidence of connections to waste water and 
recommended that developers considered higher water efficiency standards than 
those required by the Greater Norwich Local Plan (GNLP). The Council had sought 
to require higher water efficiency standards through the development of the GNLP 
however this had not been possible and the GNLP only required water efficiency 
standards that were part of Building Regulations. Reports from Anglian Water 
working with Natural England and the Environment Agency had recommended that 
higher efficiency standards should be adopted. The Council could not require these 
but could recommend these, as part of the review of GNLP the Council was 
seeking to require higher standards. Some suggested amendments had not been 
made as these related to suggestions of new policy which were beyond the GNLP, 
the SPD could not set new policy or higher standards than those included within 
the GNLP.  

21.2 In response to members’ questions the Planning Policy Manager confirmed that 
the Council could not require higher water efficiency standards than those detailed 
within the GNLP but recommended higher standards or advised mitigations such 
as water butts. Officers confirmed that reference to EU Legislation was because 
these had largely been transposed into UK legislation and that bodies such as the 
Norfolk Wildlife Trust and Natural England had been engaged and would continue 
to be engaged through the plan making process. The Council considered the 
comments but needed to ensure that the Local Plan complied with national policy 
and the views of the Planning Inspectorate.  

21.3 Members asked further questions on adoption of the Air Quality Action Plan and 
the use of wood burners in developments. In response the Planning Policy 
Manager and Head of Planning and Regulatory Services confirmed that any 
installation of wood burners would need to comply with Building Regulations and 
would not apply to existing properties. Any changes to existing wood burners would 
not require planning permission but would be subject to building control.  

21.4 In response for a request for clarification the Planning Policy confirmed that 
BREEAM were for non-residential development and assessed the sustainability of 
these developments.  

21.5 The Senior Planner – Policy confirmed in response to questions from members 
that the reference to the Policy 3 guidance note dealt with green infrastructure and 
providing suitable alternatives if it could not be provided on-site. Other policies 
within the GNLP required new walking and cycling routes.  

21.6 Members thanked officers for the work on the SPD and the consultation and noted 
that a number of suggestions had been included within the SPD. 

21.7 RESOLVED: to recommend that Cabinet recommend that Full Council adopt the 
GNLP Policy 2: Sustainable Communities Supplementary Planning Document.  
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22.  Adoption of the Implementation of the Greater Norwich Green Infrastructure 
Strategy Supplementary Planning Document 

22.1 The Senior Planner – Policy presented the report. The Supplementary Planning 
Document (SPD) was to support the policies within the Greater Norwich Local Plan 
and would enable weight to be given to the Greater Norwich Green Infrastructure 
Strategy (GNGIS) in planning decisions. The draft SPD had been subject to a six 
week consultation period. There had been 15 responses received and updates had 
been made to the SPD where necessary. The main issues that had been raised 
about making it clearer on how the SPD should be used by developers and 
decision makers, this had led to the introduction of a new section which provided 
an example on how the SPD would be considered. A number of suggestions had 
been made on different monitoring standards for green infrastructure, however 
changes had not been made in response as the SPD could only support existing 
policies within the GNLP and could not introduce new policies or standards. The 
suggestions had been noted and would be considered as part of future plan 
reviews. Further comments had been received on the evidence document used for 
the GNGIS, however this was an existing document that had been endorsed and 
could not be amended through the SPD. The comments had been sent to the 
project team that carry out the implementation of the strategy. Specific comments 
had been raised that suggested that specific Green Infrastructure improvements 
should be included within the SPD. The SPD had not been amended to include 
these as the guiding vision of Green Infrastructure is that this should be in the most 
appropriate location and would be assessed on a site-by-site basis.  

22.2  Members thanked officers for their work on the SPD and the consultation and 
noted that several comments had led to amendments to the SPD.  

22.3 RESOLVED to recommend that Cabinet recommend that Full Council adopt the 
Implementation of the Greater Norwich Green Infrastructure Strategy 
Supplementary Planning Document.  

 

 

CHAIR  
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Committee name:  Sustainable Development Panel

Committee date: 01/06/2026 

Report title: Affordable Housing Supplementary Planning Document (SPD)

Portfolio: Councillor Stutely, Cabinet member for Planning and 
Regulatory Services

Report from: Head of Planning and Regulatory Services

Wards: All Wards

OPEN PUBLIC ITEM

Public Interest Test: Not exempt

KEY DECISION 

Purpose

To discuss and present the final Affordable Housing Supplementary Planning 
Document (SPD) for (later) adoption following public consultation.  

Recommendation:

It is recommended that:

a) Sustainable Development Panel recommends that Cabinet and Full Council
adopts the SPD.  

Policy framework

The Council has five corporate priorities, which are:

 A prosperous Norwich.

 A fairer Norwich. 

 A climate responsive Norwich. 

 A future-proof Norwich.

 An open and modern council.

This report addresses the first two aims. The report also helps to implement policy 
5 of the Greater Norwich Local Plan.  

In terms of priorities or actions in the Corporate Plan, this report addresses several

Item 6
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including ‘Norwich is a great place to live, work, learn and visit’ and ‘Good quality 
homes for all’. 

Report details

1. This Supplementary Planning Document (SPD) on Affordable Housing 
supports the effective implementation of the Greater Norwich Local Plan 
(GNLP) Policy 5: Homes. Once adopted it will replace the existing Affordable 
Housing SPD (adopted July 2019) which is now out of date following the 
adoption of the GNLP. 

2. Failure to adopt an up-to-date SPD supplementing policy 5 of the GNLP could 
negatively impact the Council’s ability to secure off site contributions and 
deliver affordable housing. Due to changes to national planning regulations, the
Council must adopt the new SPD by 30th June 2026 or it will no longer be 
possible to have an SPD on affordable housing (no new SPDs can be adopted 
by local authorities after this date). 

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

4. Policy 5 is flexible in relation to affordable housing sizes, types and tenures to 
allow differing needs to be met in Broadland, Norwich and South Norfolk on a 
site-by-site basis based on the most up-to-date evidence, the Local Housing 
Needs Assessment 2021 (LHNA 2021). Legal advice has been sought, and it 
has been confirmed that the LHNA 2021 is currently the appropriate evidence 
base document on which to base calculations of Affordable Housing. The 
policy is pragmatic and adaptable, and when an updated Local Housing Needs 
Assessment is produced, the policy will enable this to be used instead. 

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

6. The main purpose of this SPD is to provide guidance on how the off-site 
affordable housing contribution will be calculated where such provision has 
been justified. The SPD will determine how much money is collected and must 
be fair and transparent. How the Council spends the money will not be 
influenced by this SPD. 

7. The methodology used is similar to that used within the 2019 Affordable 
Housing SPD as this methodology has been considered robust in securing off-
site affordable housing contributions. The methodology is considered to be 
clear for both developers and the Local Authority and does not include any 
inputs that could be debated at planning application stage. 

8. The main difference between the final blended figures within the 2019 
Affordable Housing SPD and the proposed figures in this new SPD is that they 
have been updated (index linked and accurate as of September 2025) and the 
affordable housing tenure mix has been changed from 85% social rent and 
15% shared ownership to 65% social rent and 35% shared ownership in order 
to accord with the most up to date evidence set out within the LHNA 2021. This
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has resulted in the cost of off-site affordable housing provision increasing from 
£1,020.05 per m2 to £1,638.23 per m2. The consultation document set out that 
this figure would be updated at the point of adoption. The final figure therefore 
still needs to be calculated and finalised. 

9. It is considered that the GNLP policy, the National Planning Policy Framework 
and Planning Practice Guidance provide sufficient detail to ensure the effective
implementation of the rest of the policy on affordable housing. The SPD does, 
however, signpost readers to relevant policies and evidence.  

10.A copy of the consultation version of the Affordable Housing SPD is contained 
at Appendix 1 to this report.  

Summary of public consultation and amendments 

11.The public consultation commenced on 11th May and will run until 8th June 
which accords with Norwich’s Statement of Community Involvement and the 
Local Development Regulations. 

12.A full report on the consultation will be provided in due course to Cabinet and 
Council; however very few responses have been received at the time of 
finalising this SD panel report. Therefore a verbal update will be given on all 
consultation responses received up until the point of the SD panel meeting. If 
appropriate, a verbal update will also be given on any amendments that will be 
needed to the document as a result of representations received.  

Implications

Financial and resources

13.Any decision to reduce or increase resources or alternatively increase income 
must be made within the context of the Council’s stated priorities, as set out in 
its community-led plan “We are Norwich” and the budget. 

14.The adoption and implementation of SPDs is part of the day-to-day activities of 
the local planning authority and will therefore be met within the existing service 
budget. 

Legal

15.The SPD is being consulted on for a period of four weeks, satisfying the 
statutory requirements set out within Regulation 12b of the Town and Country 
Planning (Local Planning) (England) Regulations 2012 (as amended) and the 
local requirements in the Norwich City Council Statement of Community 
Involvement 2025. 

Statutory considerations

Consideration Details of any implications and proposed 
measures to address:

Equality and diversity The SPD will be used to inform and guide 
planning decisions affecting all sections of the 
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Consideration Details of any implications and proposed 
measures to address:

community. GNLP Policy 5 was subject to a 
detailed Equalities Impact Assessment. Whilst 
few direct impacts were found for protected 
groups, more generally the GNLP is assessed as 
having a positive effect towards reducing socio-
economic inequality by planning for new homes, 
jobs, and infrastructure. The EqIA for the GNLP 
concluded that the GNLP does not require further 
assessment of equalities impact in this respect.  
An EqIA was also carried out on the draft SPD 
and it was concluded that the SPD will not have 
any different or new impacts from those 
considered under the GNLP. The EqIA for the 
draft SPD is contained at Appendix 3 to this 
report. A verbal update will be given on any 
changes needed to the EqIA as a result of any 
amendments to be made to the SPD.  

Reducing Inequality Target Areas 
(RITAs)

The SPD covers all the RITA areas and will 
therefore apply to any planning applications made
and decided within those locations.

Health, social and economic 
impact

The SPD seeks to secure the provision of 
affordable housing within major residential 
developments. The provision of on-site and off-
site affordable housing can improve the well-
being of existing and future residents and can 
help provide mixed sustainable communities.

Crime and disorder No direct impact as a result of this report. 

Children and adults safeguarding No direct impact as a result of this report. 

Environmental impact No significant impact as a result of this report. 
The SEA screening report (Appendix 2) sets out 
that the SPD is unlikely to have a significant 
environmental effect and accordingly does not 
require a Strategic Environmental Assessment. 
Furthermore, the SPD is not likely to have 
adverse effects on the integrity of any European 
Site. The Environment Agency, Natural England 
and Historic England have all agreed with this 
finding.   

Local Government Reorganisation 
Implications

Once adopted, this SPD will form part of the local 
plan for the new Greater Norwich authority. The 
local plan will remain in place as the relevant local
planning policy document until a new local plan is 
in place. 
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Risk management

Risk Consequence Controls required

SD panel/Cabinet/Full 
Council may not 
recommend/agree that 
the SPD is adopted.

The SPD provides 
guidance to applicants 
and planners on how to 
secure off-site 
contributions for 
affordable housing and 
signposts readers to the 
relevant information on 
affordable housing 
provision. The existing 
SPD is out of date and 
not having a new SPD 
will make the decision-
making process harder 
and will not help with the
effective implementation 
of policy 5. 

As stated in paragraph 2,
after 30th June 2026, it 
will not be possible to 
adopt any new SPDs, so
the opportunity to adopt 
this SPD would be lost. 

Members were presented 
with the draft SPD prior to 
public consultation and no 
changes were requested at 
that time. Members also have 
the opportunity to make 
representation as part of the 
public consultation. A verbal 
update will be given of any 
representations received from
Members. 

Other options considered

16.Two other options have been considered which are as follows: 

Option 1 – Produce a guidance note rather than an SPD. There would still have
been the need to consult on a guidance note but it would not have needed to 
have adopted by 30th June 2026. There are few recent examples of guidance 
notes relating to affordable housing. They have less weight and may prejudice 
the provision of affordable housing so this option is not recommended for such 
an important topic. 

Option 2 - Not adopt an SPD or guidance note. This would mean that the 
Council has no up-to- date methodology for calculating off site contributions. 
The Council could continue to use the existing SPD but this could be 
challenged and could mean that there is no way of securing off-site 
contributions which could have a significantly detrimental impact upon the 
delivery of affordable housing in Norwich. This option is therefore not 
recommended. 

17.Carrying forward the tenure split from the existing SPD is not an option as it 
does not accord with our most up to date local evidence and would not be 
consistent with policy 5 of the GNLP. This finding is supported by legal advice 
received. 
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Reasons for the decision/recommendation

18.The SPD is currently going through the required public consultation and will be 
amended to take account of comments received. Sustainable Development 
Panel is therefore asked to recommend Cabinet and Full Council agree to 
adopt the amended SPD.

Background papers: None

Appendices: 

Appendix 1 – Affordable Housing SPD 

Appendix 2 - Strategic Environmental Assessment / HRA Screening Report

Appendix 3 – Equalities Impact Assessment 

Contact officer: 

Name: Joy Brown 

Telephone number: 01603 989 245

Email address: joybrown@norwich.gov.uk 

If you would like this agenda in an alternative format, 
such as a larger or smaller font, audio or Braille, or in a
different language, please contact the committee 
officer above.
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1

1 Introduction and purpose of the SPD 

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

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

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

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

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

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

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

1.8 The document in its amended form will then be presented to cabinet, then full 
Council for adoption.  
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2

2 Policy Context

National Planning Policy Context

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

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

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

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

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

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

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

2.2 The Glossary to the NPPF (Annex 2) defines affordable housing and sets out 
definitions for the following types of affordable housing: 
 Social rent 
 Affordable housing for rent
 Discounted market sales housing
 Other affordable routes to home ownership

2.3 Planning Practice Guidance - Housing needs of different groups (paragraphs 
005 – 008) relate to the provision of affordable housing. The main focus is on 
how to calculate affordable housing need which formed part of the GNLP plan
making process and will not be considered further under this SPD. 
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3

2.4 Planning Practice Guidance – Viability (paragraphs 007 – 009) relate to 
viability and decision taking. This sets out the provision for viability testing at 
the planning application stage. Paragraphs 010 – 028 set out standardised 
inputs to viability assessments and issues relating to accountability. 

2.5 Planning Practice Guidance – Planning obligations gives more detail on the 
use of planning obligations. Paragraph 011 relates to viability assessments 
and paragraphs 027 and 028 relate to the vacant building credit. 

Local Planning Policy Context

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

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

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

Policy 5 Homes 

Affordable Housing 
Major residential development proposals will provide:

 At least 33% affordable housing on-site across the plan area, 
except in Norwich City Centre (as defined in map 10) where the 
requirement is at least 28%, or where:

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

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

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

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

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

The sub-division of a site to avoid affordable housing provision will not 
be permitted.
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4

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

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

 The policy sets a general requirement for on-site affordable housing
provision of 33% on sites that show better viability based on local 
evidence, with a lower requirement in Norwich City Centre. This is 
based on: 
o the Strategic Housing Market Assessment 2017, which 

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

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

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

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

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

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

3.1 The main purpose of this SPD is to set out how off-site contributions will be 
calculated (see chapter 4). However, for the avoidance of doubt this chapter 
also sets out key questions and signposts to the relevant policy and guidance. 

When is affordable housing required?

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

What is affordable housing?  

3.3 The Glossary to the NPPF (Annex 2) defines affordable housing and sets out 
definitions for the following types of affordable housing: 
 Social rent 
 Affordable housing for rent
 Discounted market sales housing
 Other affordable routes to home ownership

How is affordable housing need best met?  

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

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

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

Can viability be considered at the decision-making stage?   

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

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

What should the design of affordable housing be like?  

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

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

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

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

 On any site with exceptional site-specific factors which would not be 
attractive to RPs, such as high service charges. 
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 On any sites where, after an open-book viability appraisal has been 
conducted and accepted by the Council, it can be demonstrated that 
the site is not sufficiently viable to enable the provision of one 
affordable unit on site. 

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

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

Should student accommodation provide affordable housing?  

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

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

Should older people’s housing provide affordable housing? 

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

Should Build to Rent schemes provide affordable housing?

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

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

Will the number of affordable houses delivered be monitored? 

3.19 Consents and delivery of affordable housing will be reported annually via the 
Annual Monitoring Report (AMR) (Plan indicators H1 and SGS3).
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4 Off site affordable housing provision via a commuted sum

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

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

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

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

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

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

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

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

 Planning law requires that applications for planning permission must be 
determined in accordance with the development plan unless material 
considerations indicate otherwise. The issue of viability can be a material
consideration and therefore the affordable housing commuted sum may 
be reduced where it can be demonstrated that the development would 
be made unviable by a policy compliant level of contribution. The NPPF/ 
Planning Practice Guidance – Viability sets out the key principles in 
understanding viability.
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Off-site affordable housing calculation
Average cost of affordable provision per m2 floorspace is calculated to be 
(£2157.07 x 0.65) + (£674.68 x 0.35) = £1,638.23
Affordable Housing Foregone (AA) equals net internal floorspace of
development proposed x 0.33 (or 0.28 in Norwich city centre) 
Therefore, the following calculation should be applied to calculate off-site
affordable housing provision: 
(£1,638.23 x AA) + £1000  
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5 Details of public consultation

7.1.  A 4-week period of consultation on this document will commence on Monday 
11th May.

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

7.3.Please submit comments on the consultation by the closing date in one of the 
following ways:
 In writing to: Norwich City Council Planning Service, City Hall, St Peter’s 

Street, Norwich NR2 1NH; or
 By email to: LDF@norwich.gov.uk 
 Online using Get Talking Norwich 

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

7.5.All consultation comments will be assessed and taken into consideration in a 
revised version of the document which will be reported to Cabinet and then full 
Council for approval.  
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Appendix 1: Details of how final blended figures have been calculated

The average cost of affordable provision per m2 floorspace is calculated to be (£2157.07 x 0.65) + (£674.68 x 0.35) = £1,638.23

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

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

Social Rent
Property 
type

Land costs 
(a)

Build costs
(b)

On costs 
(c)

Total 
scheme 
cost (d)

RP/LA 
borrowing 
(e)

Shortfall (f) Floorspace
m2 (g)

Cost per 
m2 (h)

Studio £20,000 £88,499 £13,275 £121,774 -£36,586.43 £85,187.19 39 £2,184.29

1B2P £20,000 £113,460 £17,019 £150,479 -£48,038.91 £102,440.09 50 £2,048.80

2B3P £20,000 £158,844 £23,827 £202,671 -£54,049.54 £148,621.06 70 £2,123.16

2B4P £20,000 £179,267 £26,890 £226,157 -£54,049.54 £172,107.28 79 £2,178.57

3B5P £20,000 £211,036 £31,655 £262,691 -£59,153.19 £203,537.75
93

£2,188.58

4B6P £20,000 £240,535 £36,080 £296,615 -£65,840.21 £230,775.27 106 £2,177.13

Average £20,000 £165,273 £24,791 £210,064 -£52,958.09 £157,106.32 72.83 £2,157.07
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Shared ownership 50% equity sold 
Property 
type

Land 
costs 
(a)

Build 
costs (b)

On costs
(c)

Total 
scheme 
cost (d)

RP/LA 
borrowing 
(e)

Capital 
Receipt 
50% 
equity (f)

Shortfall (g) Floorspa
ce m2 (h)

Cost per m2
(i)

Studio £20,000 £88,499 £13,275 £121,774 -£11,775.30 -£64,750 £45,248.32 39 £1,160.21

1B2P £20,000 £113,460 £17,019 £150,479 -£22,751.23 -£87,500 £40,227.77 50 £804.56

2B3P £20,000 £158,844 £23,827 £202,671 -£29,038.56 -£122,500 £51,132.04 70 £730.46

2B4P £20,000 £179,267 £26,890 £226,157 -£33,742.53 -£138,250 £54,164.29 79 £685.62

3B5P £20,000 £211,036 £31,655 £262,691 -£41,582.48 -£162,750 £58,358.46 93 £627.51

4B6P £20,000 £240,535 £36,080 £296,615 -£47,869.81 -£185,500 £63,245.67 106 £596.66

Average £20,000 £165,273 £24,791 £210,064 -£34,049.98 -£126,875 £49,139.43 72.83 £674.68
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1.0 Purpose of this Document

1.1 This purpose of this report is to determine if the Affordable Housing 
Supplementary Planning Document (SPD) requires Strategic Environmental 
Assessment (SEA) and/or a full Habitats Regulation Assessment (HRA) 
through a process known as SEA screening. 

2.0 Background

2.1 Strategic Environmental Assessment (SEA) involves evaluation of the 
environmental impacts of a plan or programme. The SEA Directive sets out a 
legal assessment process that must be followed. Often within the planning 
context, the SEA requirements are met by incorporating it within a 
Sustainability Appraisal (SA), which is a requirement for Development Plan 
Documents. There is no legal requirement for Supplementary Planning 
Documents to be accompanied by Sustainability Appraisal. 

2.2 However, “in exceptional circumstances” there may be a requirement for 
SPDs to undertake Strategic Environmental Assessment where it is felt they 
may have a likely significant effect on the environment that has not been 
assessed within the SEA/SA of the Local Plan. To assess whether a SEA is 
required the local planning authority must undertake a screening process 
based on a standard set of criteria, to establish whether the draft SPD is likely
to have a significant environmental effect. This must be subject to consultation
with the three consultation bodies: Historic England, the Environment Agency 
and Natural England. 

2.3 The requirement to undertake Habitats Regulation Assessment (HRA) of 
plans and projects is set out in the Conservation of Habitats and Species 
Regulations (2017) (as amended).  Regulation 105 of the Habitats 
Regulations requires consideration to be given to whether a plan will have an 
effect on protected habitats sites either alone, or in combination with other 
plans or projects.  As per the Habitat regulations assessment guidance the 
process can have up to 3 stages: the first of which is screening to check if the 
proposal is likely to have a significant effect on the site’s conservation 
objectives.  If no significant effect is identified there is no need to go through 
the subsequent stages of Appropriate Assessment or Derogation.  The GNLP 
was subject to full Habitat Regulations Assessment. Where screening 
identified a likely significant effect, Appropriate Assessment was undertaken 
and the mitigation measures identified were incorporated within the plan, 
resulting in the conclusion that the GNLP would not lead to any adverse 
effects on habitat sites within the Greater Norwich area. Therefore, this 
document will screen the Draft Affordable Housing SPD to ensure that it will 
not lead to any adverse effects on protected Habitats sites not already 
identified and mitigated for by the wider GNLP HRA. 

2.4 A screening process has been followed and forms the main content of this 
report.
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3.0 Draft Affordable Housing SPD 

3.1 The Affordable Housing SPD, once adopted, will supplement policy 5 of the 
Greater Norwich Local Plan (GNLP). It will assist developers, Registered 
Providers, the Local Planning Authority and Norwich City Council’s 
development strategy team in implementing policy 5 of the GNLP.

3.2 Policy 5: Homes encourages the provision of a full range of type, tenure and 
cost of housing to meet the varied housing needs of our community. It also 
includes minimum space standards and requirements for adaptable homes to 
provide an improved quality of life and meet the needs of an ageing 
population. The policy is flexible in relation to affordable housing sizes, types 
and tenures to allow differing needs to be met in Broadland, Norwich and 
South Norfolk on a site-by-site basis based on the most up-to-date evidence 
on housing need to be used. 

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

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

4.0 The Strategic Environmental Assessment Screening Process 

4.1 The purpose of the screening opinion is to determine whether the SPD is 
likely to have significant environmental effects, using the criteria set out in 
Annex II of the SEA Directive. The Greater Norwich Local, to which this SPD 
supplements, has been subject to the preparation of a Sustainability 
Appraisal, incorporating SEA. Despite no longer requiring sustainability 
appraisal, SPDs may still require SEA. The ODPM practical guidance 
provides a checklist approach based on the SEA regulations to help 
determine whether SEA is required. This guide has been used as the basis on
which to assess the need for SEA. 

4.2 The three consultation bodies (Historic England, Environment Agency, and 
Natural England) will be consulted to determine whether they agree with the 
conclusion of this report, in determining whether the draft SPD has a 
“significant environmental effect” and therefore requires SEA. Should it be 
determined by the local authority and consultation bodies that SEA does need
to be undertaken, the council will need to undertake the Scoping stage of 
SEA.
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Table 1: Establishing the need for SEA 

Assessment criteria Assessment Reason 
1) Is the Plan subject to 
preparation and/or 
adoption by a national, 
regional or local authority 
OR prepared by an 
authority for adoption 
through a legislative 
procedure by Parliament 
of Government? (Article 
2(a))

Yes The SPD is to be 
prepared and adopted by 
the local authority 
Norwich City Council. 

2) Is the SPD required by 
legislative, regulatory or 
administrative provisions?
(Article 2(a))

Yes Supplementary Planning 
Documents (SPDs) are 
optional; there is no 
legislative or regulatory 
requirement to prepare 
them. SPDs can be 
prepared and adopted by 
Local Planning Authorities
provided the 
requirements of the Town 
and Country Planning 
(Local Planning) 
(England) Regulations 
2012 are met. This SPD 
has been produced to 
supplement the Greater 
Norwich Local Plan.  .

3) Is the SPD prepared for
agriculture, forestry, 
fisheries, energy, industry,
transport, waste 
management, water 
management, 
telecommunications, 
tourism, town and country 
planning or land use, AND
does it set a framework 
for future development 
consent of projects in 
Annexes I and II to the 
EIA Directive? (Article 
3.2(a))

Yes The SPD is for town and 
country planning 
purposes and sets a 
framework of guidance for
the delivery of affordable 
housing. 

4) Will the SPD, in view of
its likely effect on sites, 
require an assessment for
future development under 

No The policy that the SPD is
supplementing has been 
subject to Habitats 
Regulations Assessment. 
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Article 6 or 7 of the 
Habitats Directive (Art. 
3.2(b))

A HRA screening 
assessment has been 
carried out for the 
Affordable Housing SPD 
(see section 5)  

5) Does the SPD 
determine the use of small
areas at local level, OR is 
it a minor modification of a
PP subject to Article 3.2? 
(Article 3.3)

No Not applicable 

6) Does the SPD set the 
framework for future 
development consent of 
projects (not just projects 
in annexes to the EIA 
Directive)? (Art. 3.4)

Yes The SPD provides further 
guidance to supplement 
GNLP policy 5 related to 
affordable housing. Whilst
not allocating land, the 
SPDs provide a 
framework for the future 
provision of affordable 
housing. 

7) Is the SPD’s sole 
purpose to serve national 
defence or civil 
emergency, OR is a 
financial or budget PP, OR
is it co-financed by 
structural funds or 
EAGGF programmes 
2000 to 2006/7?

No The SPD does not serve 
national defence or civil 
emergency, nor is it co-
financed by structural 
funds or EAGGF 
programmes.

8) Is it likely to have a 
significant effect on the 
environment? (Art. 3.5)

No The purpose of the SPD 
is to provide guidance to 
assist in the interpretation
of policy 5 of the GNLP. 
The GNLP was subject to
SEA (incorporated within 
the Sustainability 
Appraisal), and no 
significant effects were 
expected. Therefore, the 
SPD will not have any 
significant effects on the 
environment.
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Table 2: Likely Significant Effects on the Environment 

Criteria in Annex II of the 
SEA Directive 

Assessment Is there a 
Significant 
Environmental
effect? 

1) The characteristics of 
plans and programmes, 
having regard, in particular, 
to: 
The degree to which the 
plan or programme sets a 
framework for projects and 
other activities, either with 
regard to the location, 
nature, size and operating 
conditions or by allocating 
resources,

While the SPD will include 
additional considerations, it does 
not determine the detail of the 
framework i.e., it does not 
establish policy.

No 

The degree to which the 
plan or programme 
influences other plans and 
programmes including 
those in a hierarchy,

The Affordable Housing SPD 
supplements policy 5 of the GNLP 
rather than influencing the overall 
direction of the GNLP.

No 

The relevance of the plan 
or programme for the 
integration of environmental
considerations in particular 
with a view to promoting 
sustainable development,

The SPD assists in the promotion 
of sustainable development 
together with other policies within 
the GNLP. 

No 

Environmental problems 
relevant to the plan or 
programme,

There are no environmental 
problems that are specific to this 
SPD. 

No 

The relevance of the plan 
or programme for the 
implementation of 
Community legislation on 
the environment (e.g. plans 
and programmes linked to 
waste-management or 
water protection).

Not relevant to this SPD. No 

2) Characteristics of the 
effects and of the area 
likely to be affected, having 
regard, in particular, to: 
The probability, duration, 
frequency and reversibility 
of the effects,

The SPD supplements policy 5 of 
the GNLP and therefore the overall
impacts will be in accordance with 
the GNLP. 

No

The cumulative nature of 
the effects,

The SPD will not lead to significant
cumulative negative effects. 

No
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The transboundary nature 
of the effects, 

The SPD is unlikely to have an 
impact on neighbouring 
authorities. 

No

The risks to human health 
or the environment (e.g. 
due to accidents),

The SPD is unlikely to introduce 
significant risks to human health or
the environment. 

No

The magnitude and spatial 
extent of the effects 
(geographical area and size
of the population likely to be
affected),

The SPD supplements policy 5 of 
the GNLP and therefore the overall
impacts will be in accordance with 
the GNLP.

No

The value and vulnerability 
of the area likely to be 
affected due to:
- special natural 
characteristics or cultural 
heritage,
- exceeded environmental 
quality standards or limit 
values,
- intensive land-use,
- the effects on areas or 
landscapes which have a 
recognised national, 
community or international 
protection status.

The SPD supplements policy 5 of 
the GNLP and along with other 
policies within the GNLP will 
ensure that there is no significant 
negative impact upon natural or 
heritage assets. 

No 

5.0 HRA Screening Assessment 

5.1 To assess whether an Appropriate Assessment as a part of the HRA is 
required the local authority must undertake a screening process based on a 
standard set of criteria. This must be subject to consultation with Natural 
England. Table 3 considers each relevant section of the draft Affordable 
Housing SPD in relation to whether there is potential for a likely significant 
effect on protected Habitat sites. Consideration is given to the characteristics 
and location of the protected sites. The relevant sections are considered 
within the context of the GNLP policy 5 from which it supplements, and which 
has itself been subject to Habitats Regulations Assessment. 

Table 3: HRA screening for likely significant effects  

Section Assessment of 
potential impact on 
Habitat sites

Habitat 
sites that 
could 
possibly 
be 
affected 

Likely 
significant
effect 
identified 

AA 
needed?
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1. 
Introduction 
and purpose
of the SPD 

This section outlines 
the key elements of 
GNLP policy 5 and the
reasons why an SPD 
is being produced.  

None None None

2. Policy 
Context

This section outlines 
the relevant national 
policies and guidance 
(NPPF and Planning 
Practice Guidance) 
and sets out the local 
planning policy 
context. 

None None None

3. Delivering
affordable 
housing 

This chapter sets out 
key questions about 
affordable housing 
provision and 
signposts readers to 
the relevant policies, 
guidance and advice. 

None None None

4. Off-site 
affordable 
housing via 
a commuted
sum 

This chapter sets out 
the level of payment 
that will be used in 
calculating a 
commuted sum for 
provision of off-site 
affordable housing.

None None None

5. Details of 
public 
consultation

This section provides 
details of the public 
consultation. 

None None None

6.0 Conclusions and Statement of Reasons for Determination 

6.1 On the basis of the screening process, it is the council’s opinion that the 
impact of the Affordable Housing SPD, through responses to the SEA 
Directive Criteria, will not have significant environmental effects on Norwich 
that have not already been assessed as part of the Greater Norwich Local 
Plan (GNLP). This SPD is not setting a new policy; it supplements existing 
GNLP policy 5. Therefore, the council considers that an SEA will not be 
required for this SPD. However, it is necessary to consult with the three 
statutory environmental bodies over the SEA Screening Report for the 
Affordable Housing SPD.

6.2 Furthermore the overall conclusions of the HRA undertaken for the adopted 
GNLP (supported by the results of the screening undertaken for the Affordable
Housing SPD) state that the plan is not likely to have adverse effects on the 
integrity of the European sites (Natura 2000 and Ramsar site(s), either alone 
or in-combination with other plans or projects. Therefore further Appropriate 
Assessment is not considered necessary or required for this SPD.  This 
conclusion is subject to consultation with Natural England.

Page 36 of 44



                                                        Equality Impact Assessment                                                 

What is being assessed
Greater Norwich Local Plan (GNLP) Policy 5: 
Affordable Housing Supplementary Planning 
Document (SPD)

Status EqIA of draft SPD 

Officer completing Joy Brown Role Senior Planner (Policy)

Team Planning Policy Directorate Development and City Services
Senior leadership team 
sponsor Sarah Ashurst Role Head of Planning and Regulatory Services

What are the main aims or purpose of the policy, practice, service or function? (include links to project briefs, cabinet reports etc)

The main purpose of the SPD is to support the interpretation and effective implementation of Greater Norwich Local Plan (GNLP) policy 5. 
Policy 5: Homes encourages the provision of a full range of type, tenure and cost of housing to meet the varied housing needs of our 
community. It also includes minimum space standards and requirements for adaptable homes to provide an improved quality of life and 
meet the needs of an ageing population. The policy is flexible in relation to affordable housing sizes, types and tenures to allow differing 
needs to be met in Broadland, Norwich and South Norfolk on a site-by-site basis based on the most up-to-date evidence on housing need 
to be used. 

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

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

How does it fit with other services and policies, and how does it support our corporate objectives  and City Vision?

The SPD provides guidance on the implementation and interpretation of policy 5 of the GNLP, which itself was subject to a detailed 
Equalities Impact Assessment (October 2023). Whilst few direct impacts were found for protected groups, more generally the GNLP is 
assessed as having a positive effect towards reducing socio-economic inequality by planning for new homes, jobs, and infrastructure. 

Item 6

COU/26/011
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In terms of priorities or actions in the Corporate Plan, (We are Norwich – a community-led plan), this SPD will address ‘A fairer Norwich’ 
and ‘Good quality homes for all’. 

The SPD also supports the City Vision by ‘providing housing that is fit for the future and meets the changing needs of our people’. 

What is the reason for the proposal or change (financial, legal etc)? 

Norwich City Council adopted an Affordable Housing SPD in July 2019. Its purpose was to increase the delivery of affordable housing in 
Norwich and to supplement policy 4 of the Joint Core Strategy and policy DM33 of the DM policies Plan. The JCS has been superseded by 
the Greater Norwich Local Plan (GNLP) following its adoption on 12 March 2024. Affordable Housing policy requirements can now be found
in GNLP Policy 5. 

There is a need therefore to produce a new SPD for affordable housing which supplements the GNLP policy. This should be produced as 
soon as reasonably practicable as the previous SPD is now out of date. It is considered necessary to have an SPD as this will ensure that a
consistent approach is taken to securing off-site affordable housing contributions where off-site provision is justified. 

Who implements, carries out or delivers the policy, practice, service or function? 

- Norwich City Council planning service (Planning Policy and Development Management)
- Norwich City Council development strategy team 
- Private developers 
- Registered Providers 

What outcomes do we want to achieve, why and for who?
 

- This SDP will signpost readers to relevant national and local policies, guidance and evidence in order to ensure that affordable 
housing is provided in accordance with policy requirements. It is important that affordable housing meets identified need and 
therefore it will signpost readers to the most up to date evidence base.   

- It will provide guidance on how the off-site affordable housing contribution will be calculated (and set out where this may be justified).
Whilst the provision of on-site affordable housing will always remain the preference the Council acknowledges that it may need to 
accept off-site affordable housing via a commuted sum to ensure that sites are not stalled and much needed housing can be 
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delivered. This approach of accepting a commuted sum in lieu of on-site provision can deliver a valuable funding stream to providing 
affordable dwellings off-site.  

Will anyone be disproportionately affected by the programme, and/or will it create any benefits? (customers, employees, groups in 
the wider community etc) 

The EqIA for the GNLP concluded that the GNLP does not requires further assessment of equalities impact and it is not considered that the
Affordable Housing SPD will have any different or new impacts from those considered under the GNLP. 

Notwithstanding this it is considered that the GNLP affordable housing policy and this SPD could have some positive impacts on those with 
protected characteristics. In particular, the guidance in this SPD will have beneficial socio-economic impacts, as it supports the provision of 
affordable housing.

Further detail is provided within the table below. 

If yes, complete the relevant sections below for any benefits and adverse impacts identified. 
Affected group Key findings from analysis of

data and evidence. Identify 
any gaps in data here

Level & type of 
impact:

low/medium/high,
positive/adverse

Justifiable 
if adverse

Actions to mitigate impacts, 
maximise benefits or address 
identified gaps in data

By when

Age This SPD may have beneficial 
socio-economic impacts on 
residents of all ages as it 
supports the provision of 
affordable housing and in 
particular social rented homes 
for which there is a significant 
need. Affordable housing 
provides for residents from all 
stages of life, contributing to 
more balanced and mixed 
communities. 

Positive (low) N/A N/A N/A
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Affordable housing may be of 
particular benefit to young 
adults as they are less likely to 
own their own homes than 
other age groups. Furthermore,
it may be of particular benefit to
children from disadvantaged or 
overcrowded homes. 

Disability This guidance may be of 
particular benefit to disabled 
people as they are less likely 
than non-disabled people to 
own their own home. 

The SPD supports the provision
of affordable housing (both on 
and off site) which will increase 
affordable housing supply 
which may help disabled 
residents who cannot afford 
market cost to enter the 
housing market or secure 
suitable rental options.  

Positive (low) N/A N/A N/A

Gender 
reassignment

N/A No impact 
identified

N/A N/A N/A

Marriage and civil 
partnership 

N/A No impact 
identified

N/A N/A N/A

Pregnancy and 
maternity 

N/A No impact 
identified

N/A N/A N/A

Race/ethnicity This SPD may have beneficial 
socio-economic impacts on all 
residents including those of all 

Positive (low) N/A N/A N/A
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ethnicities as it supports the 
provision of affordable housing.

The SPD may be of particular 
benefit to residents of certain 
ethnicities who are less likely to
own their own home. Increased
provision of affordable housing 
will help those residents who 
cannot afford market cost to 
enter the housing market or 
secure suitable rental options. 

Religion and belief N/A No impact 
identified

N/A N/A N/A

Sex/gender N/A No impact 
identified

N/A N/A N/A

Sexual orientation N/A No impact 
identified

N/A N/A N/A

Other groups

Socio-economic 
disadvantaged.  

There is a substantial need for 
both general needs housing 
and affordable housing within 
Norwich. Off-site contributions 
will ensure that sites are not 
stalled and much needed 
housing can be delivered. This 
approach of accepting a 
commuted sum in lieu of on-site
provision can deliver a valuable
funding stream to providing 
affordable dwellings off-site.  

The SPD will be particularly 
beneficial to those on lower 

Positive (medium) N/A N/A N/A
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incomes who are less likely to 
own their own home or be able 
to secure rental properties. It is 
therefore considered that the 
SPD is likely to have a 
beneficial socio-economic 
impact as it supports the 
provision of affordable housing 
of all types, sizes and tenures.  

What evidence and data has been used for this assessment, including community engagement and consultation? 
The SPD provides guidance on the implementation and interpretation of policy 5 of the GNLP, which itself was subject to a detailed 
Equalities Impact Assessment (October 2023). Whilst few direct impacts were found for protected groups, more generally the GNLP is 
assessed as having a positive effect towards reducing socio-economic inequality by planning for new homes, jobs, and infrastructure. The 
Equalities Impact Assessment for the GNLP has been useful in informing the Equalities Impact Assessment for this SPD. 

The draft SPD will be subject to a period of consultation which will accord with the Statement of Community Involvement for Norwich and 
the Local Development Regulations. A full report on the consultation will be provided which will set out the methods which were used, the 
responses received and, where appropriate, how the SPD has been amended to take account of comments. It will also set out if there were
any specific comments on the EqIA. 

How has the equality impact assessment informed or changed the proposal? 

The EqIA assessment was carried out whilst the SPD was being drafted and prior to the public consultation. No changes have been made 
to the document as a result of the EqIA. The EqIA has however helped confirm that all relevant issues have been considered.
  
What actions have been identified going forward?

The EqIA will be made available in the public domain as part of the public consultation. Following the consultation the SPD will be updated 
This equality impact assessment will be revisited as part of this process if significant changes are made to the document or specific 
comments are submitted regarding the EqIA. 
How will the impact of your proposal and actions be measured moving forward?
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Each year Broadland, Norwich and South Norfolk Councils produce a joint Annual Monitoring Report (AMR). Plan indicators H1 and SGS3 
will be used to monitor performance against GNLP policy 5 (Affordable Housing).  These are both of particular relevance as they monitor 
consents and delivery of affordable housing.     

Officer completing assessment Joy Brown Date 22.07.2025
Senior leadership team sponsor Sarah Ashurst Date 10.10.2025
Equality lead (strategy team) Joe Siggins Date 23.07.2025
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	6 Affordable Housing Supplementary Planning Document (SPD)
	1	Introduction and purpose of the SPD 
	1.1	This Supplementary Planning Document (SPD) supports the interpretation and effective implementation of Greater Norwich Local Plan (GNLP) Policy 5: Homes. The SPD will be a material consideration in the determination of planning applications. 
	1.2	Policy 5 encourages the provision of a full range of type, tenure and cost of housing to meet the varied housing needs of our community. It also includes minimum space standards and requirements for adaptable homes to provide an improved quality of life and meet the needs of an ageing population. 
	1.3	The policy is flexible in relation to affordable housing sizes, types and tenures to allow differing needs to be met in Broadland, Norwich and South Norfolk on a site-by-site basis based on the most up-to-date evidence. The policy is pragmatic and adaptable, enabling the most up-to-date evidence on housing need to be used.
	1.4	The policy sets a general requirement for on-site affordable housing provision of 33% on sites that show better viability based on local evidence, with a lower requirement of 28% in Norwich City Centre. The policy is clear that affordable housing should be provided on-site except where exceptional circumstances justify off-site provision. 
	1.5	The main purpose of this SPD is to provide guidance on how the off-site affordable housing contribution will be calculated where such provision has been justified. It is considered that the GNLP policy, the National Planning Policy Framework and Planning Practice Guidance provide sufficient detail to ensure the effective implementation of the rest of the policy on affordable housing. The SPD does however signpost readers to relevant policies and evidence.  
	1.6	This SPD applies to development in the Norwich City Council administrative area. It does not apply within Broadland and South Norfolk. The Broads Authority, however, has regard to the district’s affordable housing policies. As such, this SPD is relevant to housing schemes in the Norwich City part of the Broads.     
	1.7	This version of the document is a draft for consultation. A four-week period of consultation is due to take place in May 2026. Following the public consultation, amendments to the document will be made as appropriate/necessary. 
	1.8	The document in its amended form will then be presented to cabinet, then full Council for adoption.  

	2	Policy Context

	2.1	The National Planning Policy Framework 2024 (NPPF) sets out the Government’s policy approach to achieving sustainable development with paragraphs 63 - 66 setting out the Government’s policy on delivering affordable housing through planning. Relevant sections of the 2024 NPPF include the following:  
	2.6	Policy 5 of the Greater Norwich Local Plan (GNLP) (adopted March 2024) sets out the affordable housing policy requirement for Greater Norwich. 
	2.7	Paragraphs 266 – 270 of the GNLP includes supplementary text that is relevant to affordable housing provision. A summary of the key information is as follows: 
	2.8	At the time of the drafting of this SPD, the Norwich Development Management Policies plan still forms part of the adopted Local Plan for Norwich. As part of the regulation 10A review which was carried out in January 2025 it was concluded that Policy DM33 (Planning obligations and development viability) was out-of-date, has been superseded by the GNLP and should not be used for decision making. Therefore, this SPD only supplements GNLP policy 5.  
	�

	3	Delivering affordable housing 
	3.1	The main purpose of this SPD is to set out how off-site contributions will be calculated (see chapter 4). However, for the avoidance of doubt this chapter also sets out key questions and signposts to the relevant policy and guidance. 
	When is affordable housing required?
	3.2	In accordance with the NPPF and policy 5 of the GNLP the provision of affordable housing is required for major residential developments, including specialist older persons housing and purpose-built student accommodation. GNLP policy 5 sets out that the sub-division of a site to avoid affordable housing provision will not be permitted.
	What is affordable housing?  
	How is affordable housing need best met?  
	3.4	Housing need evidence underlying the Local Plan is the Greater Norwich Strategic Housing Market Assessment (SHMA) 2017. Greater Norwich commissioned the Greater Norwich Local Housing Needs Assessment in 2021 in order to understand more about the nature and make-up of current and future housing needs across Greater Norwich. 
	What is vacant building credit?  
	3.6	Paragraph 65 of the NPPF set out that to support the re-use of brownfield land, where vacant buildings are being reused or redeveloped, any affordable housing contribution due should be reduced by a proportionate amount. Planning Practice Guidance – Planning Obligations provides further detail on what the vacant building credit is, the process for determining the level of credit and when it should be applied (paragraphs 026-028).  
	Can viability be considered at the decision-making stage?   
	3.14	The Purpose-built student accommodation Supplementary Planning Document (PBSA SPD) was adopted in September 2025. This set out that to calculate the value of commuted sums for PBSA, it is considered appropriate to keep the approach consistent with the calculation that is applied to other mainstream residential schemes on which financial contributions for off-site affordable housing provision are sought. At the time that the PBSA SPD was adopted this was the methodology within Appendix 3 of Norwich’s Affordable Housing SPD, July 2019. However the PBSA SPD noted that this document was due to be updated and the methodology in any updated SPD would then apply.  The PBSA SPD and this SPD should therefore both be considered when calculating an off-site affordable housing contribution for PBSA. 
	3.17	Build to Rent is defined within the NPPF glossary as purpose-built housing that is typically 100% rented out. Schemes will usually offer longer tenancy agreements of three years or more and will typically be professionally managed stock in single ownership and management control.
	3.18	Planning Practice Guidance – Build to Rent sets out the government’s guidance on the provision of build to rent. This explains how the NPPF states that affordable housing on build to rent schemes should be provided by default in the form of affordable private rent, a class of affordable housing specifically designed for built to rent. Unless local authorities set a different proportion in their local plan (which would need to be evidenced from a local housing needs assessment), 20% is considered a suitable benchmark for the level of affordable private rent homes to be provided (and maintained in perpetuity). These would be private rented dwellings at least 20% below market rents and capped at the Local housing allowance rent for the area

	4	Off site affordable housing provision via a commuted sum
	4.1	The chapter sets out the level of payment that will be used in calculating a commuted sum for provision of off-site affordable housing. The payment schedule is set at a level that will enable the Council to deliver a unit equivalent in type to those that would otherwise be provided on site i.e. a site providing for 10 one bedroom units and not able to provide three affordable units on site will be expected to make a contribution sufficient to provide for three one bedroom units as part of another development elsewhere in the city. 
	4.2	The 65% social rent and 35% shared ownership percentages (as set out in the LHNA 2021) reflect the affordable housing tenure mix policy expectation. The final blended figure for the cost of off-site affordable housing provision as of September 2025 is £1,638.23 per m2. It is this final blended figure that should be applied. Appendix 1 gives further detail as to how this was calculated.   However if the Local Housing Needs Assessment is reviewed and updated, then the tenure mix (and final blended figure) may need to be changed to reflect the most recent evidence. 
	4.3	The following points will be taken into account when calculating the off-site affordable housing contribution. 
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