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Subject: Housing Provision – Options Report 

Date: 1 November 2021 Reference:  

 
 
 
PURPOSE OF REPORT:     
 
For Members to receive the Options Report on the Provision of Housing and to agree the next 
steps. 
 
 
 
 
1. INTRODUCTION 

  
One of the actions in the Council‟s Strategic Plan is to “Investigate the feasibility of becoming 
a direct housing provider”. To help facilitate this and following discussion between the 
Leader, the Chief Executive, and the Local Government Association we approached ARK 
consultancy and following discussion at Leadership Team we appointed them to produce an 
Options Report for us. 
 

2. REPORT 

 
To assist with the production of the Options Report and to provide Strategic thought and a 
Leadership steer on priorities we held two Councillor Workshops in July. 
 
The slides of the workshops were shared with all Councillors and those Councillors who 
were unable to attend the workshops were able to request to view the video recording and to 
also contact the consultant from ARK directly. 
 
The Full Options Report can be viewed at Appendix 1. 
 
The core aims that developed from these discussions were: 
 
Lack of breadth of housing provision – Existing housing providers in the Torridge area 

although delivering new homes are not always sufficiently focussed on the needs of Torridge 
specifically and are failing to provide the mix of homes especially for supporting the retention 
of younger people and families in the district. 
 
Scale and at pace – There is some frustration that commercial developers are not being 
more proactive in bringing new affordable homes forward and wherever possible are using 
viability arguments for not delivering a policy compliant position. 
 
Rent & space standards – the Council is concerned to ensure that homes are built to 

quality standards and that rents are genuinely affordable across all social /affordable 
housing tenures. 
 
Zero carbon – The Council, having declared a climate emergency, wants to seize the 

opportunity to look at how it can influence the development of houses to a far higher 
environmental standard than is currently being achieved.  
 
 



 
  

 
The Options Report then summarises the Council‟s drivers into key priorities as follows:  
 

 To provide high quality, genuinely affordable housing (to be defined as rents of 80% 
market rents or less) across the district that contributes to both the social value and, by 
retaining younger residents, the economic development ambitions of the Council 
 

 That delivery is more important than ownership. The Council will work with others and 
use its influence and where appropriate, resources, to support the delivery of new homes 
regardless of whether it might end up owning or managing them. 
 

 To provide a range of social/affordable housing to suit all generations but principally 
aimed at younger people and families on the Council‟s waiting list.  
 

 To have a greater input into the delivery of homes that are required in the district and not 
be fully dependent upon developers and Registered Providers in this regard. However, 
the Council will continue to work with and encourage other housing providers across the 
tenures to invest in Torridge.  

 
 To look for strategic partners that already have a track record in the delivery of new 

homes and look for opportunities to deliver homes in partnership with other Councils , 
Registered Providers or Community Land Trusts.  

  

 To be able to make choices when developing, regarding rent levels, service charge 
levels, energy efficiency, zero carbon, management and maintenance standards. 
 

 To be able to utilise and benefit from external sources of funding including that provided 
by Homes England and/or other funding bodies. 

 
 
Background 

 
At £440 per week Torridge has one of the lowest median gross weekly workplace pay levels 
in the country. Note: In Torridge, 18.4% of people of working age are self-employed (the 
national average is 9.9%) and 38.9% of jobs are part-time (the national level is 32.2%). 
 
Affordability has always been an issue in Torridge and in conjunction with the rising cost of 
housing it is becoming increasingly difficult for those of working age to find a place to live in 
our district. 
 
Housing Stock 
Torridge has a total number of dwellings of 33,261. It is estimated that 72% of properties are 
owned and 26% of properties are rented. 
 
The social housing stock in Torridge (managed by a range of social landlords) totals 2,941 
properties (8.8% of the total).   
 
The „staycation‟ boom has placed additional pressures on the number of houses available 
for domestic residences. 
 
The number of properties registered as second homes in Torridge is 975. This represents 
3% of the local housing stock. 
 
Torridge currently has 1,220 properties registered as holiday lets.  
 



 
  

Between August 2020 and August 2021, 144 properties were taken off of the Council Tax 
register and re-registered as holiday lets. 
 
 
Demand for Housing 

For the year to 1/6/2021 Devon Homes Choice registered 1,267 applications for housing in 
Torridge. 
 
As of 1st April 2021, 734 households were recorded as being in housing need in Torridge. 
 
In 2020/21, 93 general needs homes and 27 sheltered homes were let in Torridge (80% of 
these lets were 1 or 2 bedroom). 
 
In 2020/21, Torridge‟s housing team handled 352 approaches for housing advice and 473 
homeless applications. 111 households (50% of these were single people) were placed into 
Temporary accommodation, with a total of 9,156 days spent in temporary accommodation. 
 
The average monthly number of families in temporary accommodation in 2020/21 was 30. 
This number has increased over each of the last 6 years. As at 30th September the number 
of families in temporary accommodation was 33. 
 
 
Planning 

Torridge has a policy of asking developers to provide 30% affordable housing on new 
housing developments. This is not always possible. Developers regularly cite viability issues 
regarding affordable housing provision and usually a compromise has to be reached as part 
of the determination process. 
 
The following table shows housing delivery in Torridge over the past 5 years:  
 

Year New Homes Affordable 
Homes 

2020/21 120 14 

2019/20 227 51 
2018/19 243 34 

2017/18 253 11 
2016/17 354 50 

Totals 1197 160 
 
 
There are real issues at play in the market and the legacy of the pandemic could exacerbate 
these pressures, Devon is an attractive county, and increased home or flexible working 
arrangements will make it easier for people to work from home so those with a higher 
income and more flexibility in how they work could chose to inward migrate putting more 
pressure on an already pressurised local housing market.   
 



 
  

 
 

 
 
These two graph highlights this as it shows we have had a 5-year increase in house prices in 
one year. In the last year Torridge was one of the top ten Council areas in the country for 
house price increases.   
 
There is currently insufficient affordable property available in Torridge. Recent pressures on 
the local economy have seen house prices increases, workplace earnings fall, and as 
holiday rentals become increasingly profitable, an ongoing reduction in the number of 
properties available to purchase/rent.   
  
 

3. IMPLICATIONS 
 
Legal Implications 
Partially covered in the Options Report more details will need to be covered once the 
direction and next steps are agreed. 
 
Financial Implications 
This will need to be covered in detail once the direction and next steps are agreed. 
 
Human Resources Implications 
Resources to deliver will need to be agreed once the direction and next steps are agreed. 
 
Sustainability/Biodiversity Implications 
Partially covered in the Options Report and more details will be covered once the direction 
and next steps are agreed. 



 
  

 
Equality/Diversity 
Not applicable 
 
Risk Management 
This will need to be assessed in detail once the direction and next steps are agreed. 
 
Compliance with Policies and Strategies 
This report in is in accordance with the action of “Investigate the feasibility of becoming a 
direct housing provider” within the Council‟s Strategic Plan. 
 
Data Protection (GDPR) Implications 
No personal information 
 
Climate Change 
Included in the report and further details will be developed once the direction and next steps 
are agreed.  
 
Leader Views 
Councillor Ken James - I fully support the recommendations in the report and the steps we 
are taking to produce a detailed and achievable housing delivery model.  It is important that 
we set realistic and achievable goals with the right partner to help address this significant 
issue for the area. 
 

4. CONCLUSIONS 
 

The Options Report recommends a two phased approach: 
 

 Review the process of viability assessment at Planning stage of all major development 
sites and their policy compliance for affordable housing.  Procure and retain viability 
expertise that can help the Council go „toe to toe with developers in discussion and push 
for improved policy outcomes. 

 

 Undertake an assessment of land in the Council‟s ownership and score with a site 
assessment tool the likelihood of a site being deliverable for housing and rank sites 
accordingly. 

 

 Consolidate the vision for delivery further and develop the Council‟s own „Strategic 
Housing Delivery Plan‟ for new homes delivery that lays out clearly the ambition, risk, 
location, technical standard (i.e. Zero Carbon), partnerships, financial commitment, 
quantum and time frames to be adopted.  

 

 Phase 2 will then be embarked upon to draw a conclusion on the mechanism for 
delivery. Entering into a delivery partnership or Joint Venture with a trusted local partner 
might be the lower risk and logical first step. Equally, engaging in a wider process to 
identify a range of partners for specific delivery might also be appropriate. There are a 
range of developing RP‟s that own varying stock numbers in the district and additional 
units in management (even if still owned by the Council) could reduce the overhead cost 
of management per unit for those providers locally and might be attractive. In parallel the 
Council might also explore further its CLT ambitions and identify existing or emerging 
CLT‟s that might support the Council in delivery and vice versa. 

 
 
 
 



 
  

 
5. RECOMMENDATIONS 

 
Members are recommended to instruct officers to: 
 

 Review the process of viability assessment at Planning stage of planning applications 
that are submitted with less than policy compliant affordable housing provision. 
 

 Undertake an assessment of land and buildings in the Council‟s ownership and score 
with a site assessment tool the likelihood of a site being deliverable for housing and rank 
sites accordingly. 
 

 Investigate funding opportunities to help with housing delivery i.e., from One Public 
Estate and Homes England. 
 

 Arrange a Strategic session with Councillors using the results of the above 
recommendations to develop a „Strategic Housing Delivery Plan‟ with an agreed model 
for delivery and our preferred partner(s). 
 

 


