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Foreword

| am pleased to introduce the draftHousing Strategy for our communities in Torridge.

This document sets out our ambitions and priorities to address the
Housing Crisis. We have opportunities to resolve many of the
challenges identified by our Councillors, stakeholders and partners by
working together to deliver our ‘Vision’ to:

‘Meet our communities’ housing and related needs by
addressing affordability, enabling the right homes in
appropriate places and facilitating delivery.’

The time is right to maximise all funding opportunities to improve access to homes for
families, vulnerable households, single people, key workers, in fact every individual with
an identified housing need.

The new Government’s Autumn Budget has prioritised the delivery of housing with
specific emphasis on Social rented properties. It has also pledged funding streams for
local authorities to facilitate, expedite and kickstart delivery of development sites to
enable an increased level of affordable dwellings to reduce the numbers of people living
in costly temporary accommodation.

The final stage to deliver the Housing Strategy will be to collectively agree the first
annual Delivery Plan (to be reviewed and renewed annually) with those prioritised
SMART objectives which can be reported on a quarterly basis to the Internal Overview
and Scrutiny Committee.

Councillor Claire Hodson

Deputy Leader & Lead Member for Homelessness and Housing Need
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1 Introduction

1.1 The Housing Strategy (2025 to 2030) is a high-level strategic plan that sets out
the Council’s vision and housing objectives to ensure we meet the housing
aspirations and needs of our communities. It sets out aims and objectives to
guide the Council in managing and delivering its strategic housing function
and provides an overarching framework to inform how the Council and its
partners consider and formulate other policies on more specific housing
issues.

1.2 Housing plays a key role in helping to reduce inequalities, giving children the best
start in life, improving health and wellbeing, and supporting people to reach their
full potential.

1.3 The Torridge District Council Strategic Plan 2024-2029 identifies as a priority the
requirement to ‘increase the availability and quality of homes to meet local needs’
It commits to an associated action to ‘develop & implement a Housing Strategy
that provides creative solutions to meet the housing needs of the district and help
tackle the housing crisis’

1.4 The development of this Housing Strategy comes at an opportune time with the
Housing Crisis being a known challenge to all communities. Delivery of not only
the right volume but also the right type of housing will be critical to achieving the
economic and social growth that is proposed by other Council strategies.

1.5 The Devon Housing Commission has made the following overarching
recommendation in its recent Report publication:

‘The Commission recommends that all local authorities in Devon,
with the support of national government, give urgent attention to
the need for additional affordable housing in the county. The
shortages of secure, decent homes is leading to hardship for
many households; rapidly rising expenditure on unsatisfactory
Temporary Accommodation; the loss from Devon of young people,
with consequences for public services and the economy; and
extra challenges for hard-pressed care and health services.’

1.6 The Devon Housing Commission has made a series of direct recommendations to
Devon’s local authorities, and the development of this Strategy has been mindful
of these.

Why is itimportant?

1.7 A Housing Strategy sets a strategic viewpoint on all housing in an area and is a
fundamental factor in meeting the housing needs of residents, communities, and
the economy. This includes making sure that there are the right homes at the right
costs in the right places to meet all housing needs. It will provide a strategic
overview of housing development whilst giving strategic context for some of our
housing related statutory duties.

1.8 It performs a principal role in setting the strategic framework within which the
Council, its partners (e.g. social and supported housing landlords, Government
agencies etc), housing developers and everyone in the housing sector works
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together to address the full range of housing related challenges and opportunities
the District faces.

1.9 The Housing Strategy identifies the challenges we know that we need to address to
make access to housing more equitable, to make our homes greener and healthier
and our communities safer and happier. The Housing Strategy identifies aims and
associated actions to help address some of these challenges.

1.10 The Council recognises that some of these challenges cannot be met on our own;
many require support from our partners, and some require changes to national
policy. The Housing Strategy will help us work with partner organisations and
registered providers, as well as landowners, developers and charitable bodies. It
will also support bids for additional funding from Homes England, One Public
Estate and the Ministry of Housing, Communities and Local Government.

How does it relate to other Council strategies and plans?

1.11 There are other Council strategies and plans which are linked to housing, and
which contain the detailed activities and outcomes necessary to deliver high
quality housing and neighbourhoods where people want to live (Figure 1). The
housing strategy brings together the housing related parts of other plans and
strategies, including the objectives of the:

e Strategic Plan 2024-2029

e Carbon, Environment and Biodiversity Plan September 2024
e North Devon and Torridge Local Plan 2011-2031 (2018)

e Affordable Housing Supplementary Planning Document 2022
e Homelessness and Rough Sleeping Strategy 2020-2025

e Private Sector Housing Enforcement Policy July 2018

e TDC Housing Assistance Policy for the Better Care Fund 2023-2026
e Empty Homes Strategy

e TDC Tenancy Strategy

e North Devon and Torridge Economic Strategy 2024-2029

e North Devon and Torridge Clean Maritime Growth Vision

e Torridge Place Story

1.12 The Housing Strategy is not a planning policy tool. The North Devon and Torridge
Local Plan is the adopted development plan for the area, it identifies land and
locations for development and sets requirements for new homes and
communities. It cannot in itself require higher building standards than those
required by Building Regulations or restrict occupancy of second homes.
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Figure 1. Council’s Housing Strategy Framework

Who is it for?

1.13

The Housing Strategy is relevant to all who live in the District and are affected by
housing in some way, both directly and indirectly. We want to facilitate and enable
the delivery of homes that meet the needs of our residents, service providers and
businesses, while ensuring our communities thrive:

Our residents, businesses and communities — we want to support those
residents that need help in finding and keeping a home that they can afford where
they need to live. We want to support existing and potential services and
businesses in the District by ensuring delivery of the right type of housing to
support the economic and social growth that is proposed by other Council
strategies. We want to support our residents who have specific needs and whose
home can help them remain independent. We want to ensure homes are energy
efficient and fit for habitation, and to improve overall health outcomes. We want to
support our communities and neighbourhoods to be sustainable, thriving, and
safe places to live.

Ourselves - as the Council we have a broad role to play in supporting and
regulating the housing sector. We want to facilitate the delivery of the homes that
Torridge needs including specialist accommodation and the development of other
market segments such as self-build. We want to enable the provision of the right
number, size and tenure of homes in Torridge, in the right places, to meet the
needs of our local communities. We want to help improve the overall health and
well-being of our residents through securing them with appropriate, safe, warm,
and secure homes to live in.

Our partners — meeting our communities housing related needs, by realising the
right affordable homes in the right places is hot something the Council can do
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alone. The Housing Strategy will provide the framework within which we can
ensure we are working with the right partners and are supporting each other to
achieve the outcomes set out.
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2 National Context

21

2.2

2.3

2.4

2.5

2.6

2.7

The country finds itself in the grip of a national housing crisis. The
Government has recognised that the situation is dire and has committed to
take the tough choices necessary to fix the foundations of the housing
system’. It recognises that the housing crisis cannot be fixed overnight and
recognises the need to work together with local authorities in order to not only
plan for the houses that are needed but also to deliver the affordable and
social housing that is required.

The Government acknowledges the challenges faced by local communities; with
significant waiting lists for social housing, many families homeless and finding
themselves in temporary accommodation and households priced out of home
ownership. In its first months in power, it has set out the principal elements of its
plan to address these challenges and has committed to publishing a long-term
housing strategy in due course; replacing the last national housing strategy —
Laying the foundations - that dates from 2011.

A key tenet of the Government’s plan is to increase the level of housing being built,
committing through their Manifesto? to deliver 1.5 million new homes over the
course of this parliament. Allied to this, it is seeking to re-introduce mandatory
housing targets for local planning authorities which it will expect to be planned for
delivery through the area’s local plan; providing the opportunity for local
communities to continue to shape housebuilding in their area.

The Government have committed to continuing planning reforms, with an
ambition to get Britain Building again — seeking to remove barriers and increase
opportunities to increase housing delivery. There is a recognition of the need to
deliver additional affordable housing, with the Government committing to
prioritise the delivery of social rented homes, whilst better protecting the existing
stock of affordable housing.

The Government has indicated an ambition to tackle housing security, seeking to
help first-time buyers with a mortgage guarantee scheme, reforming the leasehold
system and committing to overhaul the regulation of the private rented sector,
including the removal of Section 21 ‘no fault’ evictions.

In tackling homelessness and rough sleeping, the Government has indicated that
they will develop a new cross-government strategy.

In the Budget in October 2024, the Government signalled their intention to
introduce significant changes to the Right-to-Buy, including a significant reduction
in the available discount and the ability of Councils to be able to retain full
receipts of Right-to-Buy sales. There were also changes in Stamp Duty Land Tax
announced, including an increase in the surcharge for additional dwellings.

Legislative framework

2.8

The housing sphere is governed by an expansive range of national legislation. This
strongly influences both the roles and actions of the Council and the functioning

" Playing your part in building the homes we need; Ministry of Housing, Communities and Local
Government; Letter to Local Authority Leaders and Chief Executives, 30 July 2024
2 Change - Labour Manifesto 2024, Labour Party, 27" May 2024
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2.9

2.10

of the wider housing market. This legislative framework directly influences the
scope of what the Council can and cannot do in relation to addressing local
housing challenges and how it goes about it.

The Council is subject to statutory duties in relation to providing support to those
that find themselves in housing need or facing homelessness. It is also under a
duty to plan for the adequate and appropriate housing to meet identified future
needs, as part of wider obligation to plan for the delivery of sustainable
development, under its statutory duties as a local planning authority. It also has
responsibilities to help people remain in their home and to enforce housing
standards.

Councils have a wide range of legislative powers to carry out activities in support
of discharging its functions, including a ‘General Power of Competence’ which in
simple terms gives a Council power to do anything that an individual can do
provided it is not prohibited by other legislation. There are also provisions that
allow the Council to compulsory purchase land or to, for example, address empty
homes. Often however these powers are complex and costly to use in practice
and therefore do not get used as routinely as they might otherwise do.




Torridge District Housing Strategyt+ConrstttationDraft

3 Local Context

3.1 Torridge resides on the northern Coast of Devon. The Districtis home to a
population of approximately 68,100 people, formed into around 30,500
households, equating to approximately 8.4% of Devon’s population. Itis
predominantly rural in nature, covering an area of 380 square miles (984
square kilometres) and comprising of around 95% open land and green space.
It is geographically remote, with the nearest cities of Exeter and Plymouth
being some considerable distance away, and wider transport links being
limited.

3.2 Its population is largely focussed to the geographic north of the District in the
market town of Bideford along with the adjoining areas of Northam, Westward Ho!
And Appledore. Bideford serves as the administrative and service centre for the
area and forms part of a network of market towns, along with Great Torrington and
Holsworthy, where much of the remaining population reside.

3.3 Anotinsignificant proportion of the population do however reside in more rural
locations, with the surrounding countryside being home to a network of larger
villages that function as rural service centres along with a large number of smaller
villages and hamlets. When considered together with the neighbouring
geographical area to the east covered by North Devon District Council, the area
forms a relatively self-contained housing market and functional economic area.

3-23.4 The District is fortunate to provide a high quality natural and historic
environment, with the majority of the District falling within the UNESCO North
Devon Biosphere and the coastal areas are covered by the North Devon National
Landscape designation. The area is subject to a range of national and
international habitat and environmental designations, which are a strong part of

what makes the area special.

343.5 Torridge has a relatively aged population, with over a quarter of the population
(28.4%) being over the age of 65, compared to just 21.4% across the South West
and 18.4% nationally. Similarly, it has a low proportion of younger age groups, with
only around a third (32.7%) of the population being under the age of 35 compared
10 42.6% nationally.

3.6 The area finds itself with higher levels of economic inactivity (45.4%) compared to
both Devon (43.6%) and England more widely (39.1%). Similarly, educational
attainment sits lower, with only around a quarter (26.2%) of the population having
achieved a higher level (Level 4 or above) qualification, compared to around a
third in Devon (32.9%) and England (33.9%) more widely.

3:53.7 A higher-than-average proportion of the population is considered deprived; with
over half (53.9%) being considered to be subject to one measure of deprivation,
compared to 50.4% across Devon as a whole and 51.6% across England more
widely. Similarly, Torridge has a higher level of population with a disability (21.2%)
compared to Devon (19.8%) and England (17.3%).
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3:63.8 The area’s housing stock is biased towards detached properties, with a little
under half (43.3%) of the housing stock comprising of detached dwellings,
compared to only around a third (35.8%) across Devon and less than a quarter
(22.9%) nationally. Allied to this, the stock is predominantly made up of larger
dwellings, with around two thirds (65.5%) comprising three or more bedrooms.
The area has a relatively low stock of one-bedroom properties (6.8%) compared to
Devon (9%) and England more widely (11.6%).

3-73.9 The area has a higher propensity than average of people that own their homes
outright without a mortgage (45.6%) compared to Devon (42.3%) and much higher
than England (22.9%) overall. Conversely, it has a much lower proportion (9.3%)
who are identified as being in social rented housing, compared to Devon (11.5%)
and England (17.1%); whilst the number in private rental housing (20.2%) is
broadly consistent with that found across Devon and England more widely.

3:83.10 House prices remain stubbornly high, with the median house price being
£290k across Torridge in 2023, an increase of 63.8% across the preceding decade.
At the lower end of the market, lower quartile prices have similarly seen significant
increases to £215k from £135k a decade earlier.

393.11 Whilst house prices tend to be lower than the national average, housing
affordability is incredibly challenging, due to lower household incomes. This
results in the average house price being over 10 times the median household
earnings (10.02x) within Torridge. Whilst this has dropped marginally from a high of
11.7xin 20086, it is still almost double the level seen in 2001 (5.9x) and many of the
gains made were undone during COVID. The area fairs slightly better than Devon
(10.22x) but far worse than the average across England (8.26x). Whilst still sitting
above the national and regional average, it has however bucked the trend, with
local levels falling over the longer term in contrast to those regionally and
nationally. At the lower end of the market, similar trends prevail, with a ratio of
9.23x across Torridge when comparing the lower quartile house prices to earnings,
compared to 7.25x nationally across England.

T TN

10.02x 10.22x 8.26x

Torridge Devon England
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3-163.12 The rental market is no more affordable, with average rents sitting at £710
per calendar month as of September 2023, an increase of 30.3% since 2015, with
this skewed by a high proportion of smaller rental properties skewing the real
costs. The rental market is further challenged by a significantly constrained
supply, with very few properties coming to market.

31+13.13 The supply of new build housing being delivered has been relatively low in
recent times — a consequence of a multitude of global and national socio-
economic challenges - including Brexit, Covid and the cost-of-living crisis. This
has impacted on the quantity of both market and affordable housing that has
become available. Over the past five years, there have been only 1,140 dwelling
completions, with only 100 of those being affordable homes.

4 )

100 affordable (8.8%)

1,140 new homes

2019-2024
N y

3123.14 Conversely, demand for temporary accommodation has increased, with
an average of only 22 households in temporary accommodation in 2019/20
compared to over 60 in 2024/25. With this increase has come an associated
increase in spend by the local authority from c.£295k to c.£1m over the same
period.

3-133.15 The area finds itself with only around 70 to 80 properties considered to be
long-term empty homes (over two years), not including those classed as holiday or
second homes, although this is reliant upon owners registering them as such and
could therefore be an under-estimate.

3143.16 Across the stock of private housing there are estimated to be around
3,600 with a high risk of damp or mould (21%), nearly 2,200 with high-risk of
excess cold hazard (15%), around 600 dwellings with a high-risk fire hazard (15%)
and approximately 1,000 with a high-risk of a fall hazard (18%)).

Local Policy Context

3153.17 The Council’s activities are governed by its Strategic Plan3. It sets out the
vision and ambitions that Torridge District Council aspire to active over the coming
years. The current Strategic Plan covers the period 2024-2029 and is centred
around four themes:

e Local Economy

3 Strategic Plan 2024-2029; Torridge District Council, adopted by resolution at Full Council in December
2023 and available at: https://www.torridge.gov.uk/article/20059/Strategic-plan
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e Communities, Health and Housing
e Our Environment, Our Future
e OurCouncil

3-163.18 Underpinning the four themes are a series of priorities and actions that
the Council are focussed on achieving, working in partnership where appropriate.
One of the priorities directly focus on addressing local housing challenges and
provides the foundation for the direction of this housing strategy and what the
Council seeks to achieve in relation to housing over the coming years:

“Increase the availability and quality of homes to meet
local needs.”

3173.19 Allied to the above priority, the Strategic Plan provides a series of
associated Actions, including an explicit one to prepare a housing strategy:

“Develop and Implement a Housing Strategy that
provides creative solutions to meet the housing needs of
the district and help tackle the housing crisis.”

3-183.20 Accordingly, the Housing Strategy provides one of the key pathways to
deliver the Council’s objectives associated to housing. It will align to other existing
and emerging corporate strategies, action plans and guidance, providing a kigh
tevethigh-level umbrella under which they operate (Figure 1). In doing so, it seeks
to ensure ajoined up approach that delivers efficiencies and maximises benefits
from the work carried out by the Council.

3-193.21 The planning system plays an important role in the provision of adequate
housing for the area, providing for the delivery of necessary new housing, shaping
wider proposals for the redevelopment of existing buildings and sites, ensuring
that appropriate infrastructure is provided and necessary services can be
delivered to meet the needs of our local communities, whilst trying to protect
what is special about our area — be that its natural or built environment.

3:263.22 The foundation for planning for the future development of the area is
currently the North Devon and Torridge Local Plan 2011-2031. This forms the
principal element of the development plan that is used to determine planning
applications. This sets out the levels of development that are planned for delivery
over the 20 year period across northern Devon, whilst setting out a strategy for
how and where it will be delivered. It identifies specific sites for development but
also provides policies that are used to shape and assess all development
proposals. It does however go further than this, balancing the delivery of housing
as part of an ambition to deliver sustainable development, setting out approaches
to protect and enhance the environment, deliver places for jobs and align the
delivery of infrastructure.

10
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3:213.23 The Council’s housing functions are guided by a series of adopted
strategies, which include:

Empty Homes Strategy — which sets out how the Council will address the
problem of long-term empty homes. Its intention is to bring back into use valuable
stock that is currently a wasted resource.

Tenancy Strategy — sets out the Council’s view of how and when its partner social
landlords should apply their powers to offer tenants ‘flexible’ fixed term tenancies
rather than ‘lifetime’ assured tenancies together with the approach social
landlords should take when deciding whether to terminate or renew fixed term
tenancies when they expire.

Homelessness and Rough Sleeper - sets out the Council’s priorities for both
tackling the root cause of homelessness and achieving better outcomes for those
people who are homeless or at risk of homelessness.

Private Sector Housing Enforcement — details the way that the Council will
deliver the private sector housing enforcement under respective legislation and
what landlords and tenants can expect from the service.

1
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4 Challenges and Opportunities

4.1 Similar to much of the €oetntrycountry, local communities in Torridge face an
extremely challenging local housing context. This can be seen to be having very
real and direct impacts on people’s day to day lives, as well as the well-being and
prosperity of our wider communities.

4.2 Households are being affected by a severe and acute affordability crisis, arising
from high house and rental prices coupled to a relatively low-wage economy,
exacerbated more recently by the recent cost-of-living crisis and higher borrowing
costs.

4:24.3 Whilst the area’s highguatityhigh-quality environment is a real asset, being a
strong drawer for tourists and advantageous to the economy, it can also bring
about challenges such as a high propensity of houses being used as second
homes and short-term holiday lets, whilst also being a draw for those looking to
retire. It also provides challenges in balancing the need to accommodate new
housing whilst protecting and enhancing what is special, given that the main
urban areas lie in close proximity to many of the sensitive environmental
designations. Equally however, our high quality environment provides an
opportunity to ensure that our communities live in an-attractive places with
access to green spaces that is good for their health and wellbeing.

4:34.4 They are also facing real challenges with housing security, with tenancies being
terminated at short notice — as landlords seek to move on rental stock to
alternative uses; often removing them from the mainstream housing stock in order
to service the holiday rental market or to provide second homes. A constrained
supply of rental properties, coupled with increased costs to landlords from
stronger regulatory requirements and higher borrowing costs, has also seen rental
costs increase, along with more challenging deposit requirements and more
challenging selection criteria.

444.5 Similarly, there are challenges with the quality of housing stock, often stemming
from a lack of adequate or available investment by landlords or home owners -
and often affecting those who are least able to help themselves. Opportunities
provided by a range of external funding does however provide the scope to tackle
these issues, helping to improve the stock of housing for households; improving
their housing conditions alongside tackling fuel poverty whilst improving their
wider health and wellbeing.

4:54.6 The construction on new housing has been suppressed, mainly due to a cycle of
national challenges going back for over a decade - including, but not limited to —
the financial crisis, Brexit, the Covid pandemic, the surge of inflation due to
Russia’s invasion of Ukraine and the resultant cost-of-living crisis. This has
impacted on the ability of households to get onto the housing ladder but also
affected the construction industry who have faced their own supply side
challenges; with cost inflation, supply chain issues, high financing costs, a
complex and an ever-changing regulatory framework and a constrained workforce.
This has not only limited the supply of new market housing but also impacted
significantly on the supply of new affordable housing. This constrained supply is
not however a consequence of a lack of planning permissions for new housing,
with a healthy pipeline of sufficientsuitable sites.

12
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4.7 Whilst this has a direct impact on individual households, it also has a wider
bearing on the socio-economic well-being of the area and its communities. Local
businesses find it more difficult to recruit a workforce and grow, whilst essential
service providers find it challenging to attract and retain the skilled professionals
that are needed to deliver their services. Similarly, our younger generation struggle
to remain in the area, or to return after studying elsewhere; impacting on diversity,
prosperity and social wellbeing.

4-64.8 The area’s town centres are dealing with structural change and in need of
regeneration and revitalisation to provide them with a new role and purpose. They
do however provide opportunities, with a range of under-utilised spaces and
places that have the potential to contribute to addressing housing needs and
providing more affordable homes.

4-74.9 Similarly, in our rural places, which often face limited opportunities for new
development and house values that can price out local households, there are
challenges in sustaining vibrant and vibrantvital communities; particularly in
allowing younger generations to remain in the communities where they may have
grown up, ensuring that there is an adequate workforce to maintain local
businesses and customers to sustain the local economy and valued services —
combining to sustain a high quality sense of community and place.

4:8——The area finds itself with a demand for affordable housing that
significantly outstrips available supply, coupled with a sustained demand from
households for temporary accommodation when faced with homelessness;
resulting in the Council facing a rising and unsustainable cost for temporary
accommodation. Facilitating the delivery of self-build housing provides the scope
for making housing more affordable to elements of our community who may be in
a position to take advantage of such an approach. The significant housebuilding
activity taking place across the District provides the opportunity to realise a
significant increase in the stock of affordable housing, whilst external funding
provides the potential for the Council to directly realise the delivery of additional
housing to meet local needs.

AFFORDABILITY SECURITY OF QUALITY OF STOCK
CRISIS TENURE

SUPPRESSED RURAL WIDER SOCIO-
SUPPLY CHALLENGES ECONOMIC
IMPACTS

13
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5 Strategy Vision

5.1 The Housing Strategy Vision is not to just create new homes but to create
affordable, high-quality homes and adaptable new housing to meet local needs,
across a range of size and tenures. The Vision is to facilitate homes that are energy
efficient and affordable to run while protecting the natural environment. The
Strategy is cross-tenure and seeks to enable choice and quality, regardless of age
and income, and the delivery of homes in the right places.

5.2 The Strategy Vision is underpinned by the belief in the positive impact more
homes of the right type in the right places will have on our communities. The
Vision is to promote the delivery of healthier and greener homes, meeting different
housing needs and creating safer and better communities.

5.3 The Housing Strategy Vision is to:

“Meet our communities’ housing and related needs by
addressing affordability, enabling the right homes in
appropriate places and facilitating delivery.”

14
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6 Aims and Objectives

6.1 The aims of this Housing Strategy are focused upon:

Aim 1 - AHome for Everyone

Aim 2 - Sustainable & Inclusive Housing

Aim 3 - Thriving & Healthy Communities

Aim 1 - A Home for Everyone ]

6.2 We want to ensure that everyone in Torridge can live in a suitable home. This
requires having the right properties, in appropriate locations, supported by
adequate infrastructure and services. We will seek to enable high quality and
affordable homes, that meet identified needs in the right locations, creating
housing that people choose to live in.

6.3 We will explore new approaches and interventions to generate an increase in
housing delivery. We will develop an appropriate strategy by engaging proactively
and working in partnership with development interests to explore opportunities to
unlock sites and facilitate the increased delivery of new homes. We will work with
housebuilders, including our local SME builders, registered providers and other
delivery partners on joint priorities.

6.4 We will seek to optimise the delivery of new affordable housing by ensuring a
joined-up approach between the Housing Strategy and the Council’s Planning and
Housing Options functions, including the Local Plan, Development Management
decisions and by consistently applying the provisions of the Affordable Housing
Supplementary Planning Document. By working with providers of affordable
housing, Homes England, and the relevant Government departments we will seek
to tackle barriers and maximise inward investment to deliver more affordable
homes.

6.5 Within the framework of the economic strategy and working with partners, we will
look to improve the economic prosperity across the District, recognising that
improving economic opportunities and the incomes of households helps to tackle
housing affordability, inequalities and improve the quality of life for all.
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646.6 We will rigorously challenge viability claims presented by developers seeking
vartattons-to lower percentages of affordable housing,-to change the types of
affordable housing or seeking to reduce their contributions towards necessary
infrastructure, services and facilities provided on emergifig-development sites;
prioritising the delivery of affordable housing where appropriate to do so.

6-56.7 There is a significant challenge in securing affordable housing within our rural
communities. We will proactively work with parish councils and rural
communities to find opportunities for affordable housing provision by supporting
the carrying out of local housing needs surveys where opportunities arise to
progress rural exception sites. We will promote and facilitate the delivery of
community led housing through Community Land Trusts and continue our
commitment to supporting local groups to produce neighbourhood development
plans.

6:66.8 We will seek to improve the housing opportunities of vulnerable households,
those in housing need, homeless, or at risk of becoming homeless and those
seeking a safe place to live. We will work in partnership with registered providers
and other specialist housing providers to enable a supply of affordable housing,
both rented (especially social rent) and owner occupied, extra care housing and
supported housing.

6-76.9 In support of the new Local Plan, we will commission robust evidence to inform
our understanding of what housing is needed in the District, including the specific
needs of the following groups:

e housing for older people and those with disabilities (built and adaptable to
meet needs)

e supported housing (with care) for those who need it, to include: people with
learning difficulties, mental ill-health, autism, people leaving care, looked after
children, victims of domestic violence and abuse, homeless households

e specific housing for identified groups of people such as refugees, gypsies and
travellers, students, and single adults

e key worker housing for those providing essential local services

e rural housing, including that for rural workers and for succession planning on
farms, along with community-led delivery

e private rented housing

e those that are unable to access housing on the open-market including
affordable rental and home ownership

e provision of sites for those who wish to build their own homes or commission
custom-build housing
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Objectives
6-86.10 The Council will deliver ‘a home for everyone’ by pursuing the following
objectives:

o9
(o]o]
Engage proactively with Ensure the provision of a variety To maximise affordable housing
landowners and developers, of house types, sizes and delivery, robustly appraise, and
including SMEs, to explore tenures, to suit a range of challenge where necessary, viability
opportunities to unlock sites households and income levels,  appraisals submitted with planning
and facilitate the increased seeking to address their needs applications, whilst working with
delivery of new homes. and all informed by robust partners to explore additional
evidence. affordable housing opportunities.

ZAN\

@)

Deliver appropriate opportunities Bring forward community Support the delivery of custom and self-
for housing from Council assets led housing and rural build housing by maintaining the
and future investment decisions housing schemes to give statutory register to understand need
through our asset management choice and empower at a and ensuring there is an adequate
plan, with a priority focus on local level by working pipeline of supply to meet that need;
providing social rented housing constructively with our rural including exploring the scope for
and tackling homelessness communities and partner seeking a proportion of plots for self-
through delivery of temporary organisations. build on residential developments as

accommodation. part of preparing the new Local Plan.

o O

e

To maximise delivery of Seek to improve economic

affordable housing, consider prosperity and incomes of
local lettings policies, housing  households to make housing more
conditions and help inform the  affordable, whilst maximise Homes

Provide sanctuary to those
escaping conflict and
domestic abuse, and comply
with our duty to accommodate

viability of projects, establish a England and other public sector Asylum seekers and refugees
partnership forum with investment and funding to deliver as directed by Government.
Registered Providers. more affordable homes and enable

brownfield regeneration.
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Aim 2 - Sustainable & Inclusive Housing ]

6:96.11 Torridge District Council has declared a 'Climate Emergency' and is a
signatory to the Devon Climate Declaration. We have committed to a target of net
zero carbon emissions from our operations by 2030, and to play a wider role
enabling, encouraging and supporting the wider District of Torridge to achieve net-
zero ambitions. Housing has a significant contribution to make to fulfilling this
pledge.

6-166.12 The Council has developed a Carbon, Environment and Biodiversity Plan,
that will see us move to a low carbon, sustainable and resilient future and support
our communities in this vital journey. The third Annual ReviewA{PBFH205KB7 of
this plan was published in September 2024.

6-116.13 Sustainability means meeting the needs of current generations without
compromising the needs of future generations. A home must be suitable for
current and future residents’ needs and constructed without damaging the
environment so that it remains suitable for a changing climate without the need
for future adaptation and retrofitting. The Housing Strategy adopts this principle in
seeking housing stock to be sustainable, meeting the needs of both current and
future residents. Where the Council cannot require the necessary standards, it
will encourage their use and strive to develop policies which can require them.

6:-126.14 Whilst the District’s existing housing stock is generally good across all
sectors there are instances of poor property energy efficiency in some types of
housing, which particularly have an impact on low-income households. We will
continue to promote and facilitate the Home Upgrade Grant (HUG) and Local
Authority Delivery (LAD) government schemes, which support energy efficiency

| upgrades of low-energy efficiency, low-income households. We will also continue
to work with local installers around Energy Company Obligation (ECO) funding for
retrofit improvements, taking care when these can effectaffect heritage assets or
impact on protected species (such as bat roosts).

6-136.15 For most households, it is within their own means to choose where to
purchase or rent their home, albeit to varying degrees. The task for us is to make
sure that homes are delivered, adapted, and improved to ensure market supply.
There is a proportion of households who either do not have sufficient income or
have a level of need, or both, and who are unable to make their own
arrangements. This includes those who live in unsatisfactory conditions, have
disabilities, medical or welfare needs. We will continue to make best use of the
Better Care Fund (BCF), the primary role of which is to provide Disabled Facilities
Grants (DFGs).

6.16 As part of our regulatory functions under the Housing Act 2004 and associated
regulations, we will ensure regulatory action is taken as appropriate to reduce or
remove significant hazards. This includes improvements to energy efficiency. We
will work with partners and regulatory bodies to ensure more homes provide
safety, security and are of good quality.
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Objectives

6-146.17 The Council will deliver ‘sustainable & inclusive housing’ by pursuing

the following objectives:

Support residents with advice Take forward and develop innovations  Target and support/ enforce
and guidance on energy to support domestic retrofit as part of the Minimum Energy
efficiency, money management our journey to net zero carbon by Efficiency Standards (MEES)
and retrofit options by adopting 2030 and recognising the UK’s target  in the private rented sector.
a multi-agency approach and of 2050, responding to and revising
proactively working with the Carbon, Environment and

partners. Biodiversity Plan as appropriate.

Provide loans to enable people to Provide adaptations to Support and enable the
improve their homes, including enable people to be safe development and provision of
upgrades to insulation and heating and live well in their home homes for those with specialised
systems, working proactively in through the delivery of and supported housing needs,

partnership with Lendology Disabled Facilities Grants including those who wish to move
Community Interest Company. (DFGs), effective utilising to homes that help support future
the Better Care Fund. needs.

&\ T

Ensure a proportion of all To help reduce fuel poverty and support To tackle disrepair, poor
affordable housingis built  ¢arhon reduction objectives, and whilst housing conditions and
to meet accessibility recognising development viability, rogue landlords, monitor
needs, in line with the explore opportunities through the new standards in the rented
Affordable Housing SPD Local Plan to require new homes that sector and take fair, but
andthatnewhomes are  are thermally efficient, maximise energy robust enforcement action
built to at least meet gained from renewable sources and take where necessary.
Nationally Described water management considerations into
Space Standards. account.
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Aim 3 - Thriving & Healthy Communities

6-156.18 Where we live and the quality of ourimmediate environment has a
significant impact on quality of life and wellbeing. This includes the physical built
and natural environment within which we reside and is influenced by matters such
as the cleanliness of streets,-ant the avaitabitity and-guatityofaccess to public open
spaces, recreational facilities and green spaces; but also, how residents and
communities feel about their neighbourhood — how they can access the services
and facilities they need, whether they feel safe, and whether they have a sense of
community.

6-166.19 We recognise that good housing and neighbourhoods contribute to
people’s life chances. By working with partners and regulatory bodies we can ensure
our homes and places improve the health and wellbeing of residents and that we
achieve well-designed, mixed, and balanced communities.

6-176.20 Our places need to enable access to employment opportunities, transport,
and local amenities. We will continue to work with our partners to make it easier for
people of all ages and abilities to be able to safely access their main or local centres
by providing infrastructure for walking and cycling and increasing sustainable
transport options to reduce the reliance on cars.

6-186.21 Through applying the Local Plan and engaging with statutory consultees, we
can ensure that new development is supported by the infrastructure it needs,
including education, affordable housing, health, play, recreation and green spaces,
community facilities, sewerage and water resources, and transport, whilst
balancing the need to deliver housing with protecting and enhancing the built and
natural environment that makes Torridge special.

6:-196.22 As an active member of the North Devon and Torridge Community Safety
Partnership we already carry out valuable partnership work with the police and
other key partner agencies to help address serious violence, violence against
women and girls and antisocial behaviour.

6:206.23 National planning policy directs towards opportunities to regenerate land
and homes not in use, take opportunities to bring under-utilised land, spaces and
places back into use and to reshape and revitalise our town centres. We will work
with the public and private sector to help more people to live in the area they need
to live in, particularly workers that are needed to support that local community, and
to ultimately retain younger people.

6:216.24 To support the health and wellbeing of our residents, we recognise the
importance of new developments providing opportunities for physical activity for all,
through access to equipped play areas, formal and informal sport, allotments, and
open spaces. We will support new and existing communities to be greener places
where people and nature thrive, are resilient to the changing climate, and benefit
from improved biodiversity, health and amenities.

6:226.25 Housing should meet the needs of the communities it serves. We will
support owners to bring empty properties back into occupation and work within the
appropriate regulatory and legislative frameworks to ensure proper use of holiday
accommodation across the District. The impact of second homes on our
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communities is recognised however this must be balanced against the importance
of tourism to the local economy.

Objectives

6:-236.26 The Council will deliver ‘thriving and healthy communities’ by pursuing

the following objectives:

Enable and supportvibrant, mixed  Create sustainable places that Engage robustly with consultees to
and balanced communities with a embrace active travel ensure that new development is
‘tenure blind’ distribution of principles, enable accessibility supported by the provision of
affordable housing, providing a to employment opportunities adequate infrastructure and services
variety of house types, sizes and and essential services, and to meet needs, with delivery in line
tenures to suit all households and offer digital connectivity. with the progression of development;

income levels. exploring opportunities through the

Local Plan for key worker housing
that supports service delivery.

Deliver high-quality, inclusive In order to help leave nature in a To promote community
design and place-making, by better state than before, and cohesion and safe
influencing proposals and support healthy and active living, neighbourhoods, continue our
utilising local and national secure opportunities for valuable partnership work with
design policies, applying accessible green infrastructure, the police and other key
Building for a Healthy Life and habitat and biodiversity agencies as part of the North
through the preparation and enhancements through new Devon and Torridge Community
application of Design Codes. development proposals. Safety Partnership.
To ensure the proper regulation Take opportunities to bring To address breaches of
of holiday accommodation problematic long term empty planning and untidy sites,
across the District, work within properties back into use, where expedient, use
appropriate regulatory and seeking to review the Council’s planning enforcement
legislative frameworks to approach to best tackle this powers.

balance opportunities and

challenge whilst recognising
challenges.

resource limitations.
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7 Partners & Engagement

7.1

7.2

7.3

The Housing Strategy sets out the Council’s ambitions, working alongside our
partners, to support homes and neighbourhoods to thrive and to better meet the
different needs of all our residents.

The Council recognises that to address the housing related challenges facing our
Communities itis necessary to adopt a multi-disciplinary Council-wide approach,
bringing together the expertise and capabilities of the Council’s various services
as appropriate, breaking down barriers and collaborating across the Council to
deliver effective outcomes.

Itis further recognised that the Council cannot deliver the Strategy alone, rather
needing to work together with a range of partners. The Council understands that it
will need to work in partnership with government agencies, public organisations,
the voluntary sector, and private sector providers, including:

Service providers —e.g. NHS, care and education providers

Voluntary Sector

Charitable bodies

Infrastructure providers — e.g. South West Water, Local Highway Authority

Landowners and Landlords

Businesses and Investors

Registered Providers

e Community Land Trusts

Town and Parish Councils

e Neighbouring authorities on cross-boundary issues

e Devon County Council

e Combined County Authority

e Government agencies
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8 Resources

8.1

The Council recognises that this strategy sets out an ambitious vision for the

future, coupled to an expansive set of aims and objectives. Given resource
limitations and that priorities will change over the lifetime of the strategy, ;itt will
not be realistic to expect all objectives to be progressed and achieved at the same
time. It will be necessary to prioritise efforts and take opportunities as they arise
to realise the ambitions of the strategy. By having this strategy, the Council will be
better placed to address issues holistically and be mindful of deploying its finite
resources in a jeinedtupjoined-up manner to try and deliver the best outcomes.

8-18.2 Itis recognised that the ideals and aspirations for housing and our communities

in Torridge over the medium term, as set out in this Housing Strategy, will be
subject to changing constraints and funding. The Council must be mindful of, and
responsive to, external funding programmes as they arise.

8:28.3 The Council has previously secured funding from Devon County Council and via

the Local Authority Housing Fund and the Brownfield Release Fund. Property has
been acquired to provide temporary accommodation and modular units have
been installed at one of the new landholdings to provide further temporary
accommodation. Further accommodation has been secured to provide
accommodation for those fleeing war.

8:38.4 The Government's Autumn Budget released on Wednesday 30 October 2024

confirmed that an extra £500m will be dedicated to the Affordable Homes
Programme (AHP) to keep development going until 2026. The Government will set
out details of new investment to succeed the 2021-26 Programme at the Spending
Review.

848.5 The Budget will deliver £233m additional funding for homelessness prevention in

2025-26. The Warm Homes Plan will see an initial £3.4bn over 3 years. The
Disabled Facilities Grant will see an £86m increase to support adaptations to
homes for those with social care needs.

Govefﬁmeﬁ{—ftrﬁdﬁrg—p{afﬁeftevefhﬁngrThe Mlnlstry of Housmg,
Communities, and Local Government (MHCLG) witteontinteitspartnership-with
the-Councit,attocating tp-tohas awarded just over £20 million to Torridge (as of

March 2024) as part of the Government’s Community Regeneration Partnership.
This will provide- funding for various projects throughout the District and
includes a number of projects with a housing focus. There is funding of £1.2m for
the design and delivery of site servicing and infrastructure, as a first phase of a
residential scheme that responds to local housing needs at Cleave Wood,

Bideford, whilst a further £1.5m will support the decarbonisation and EPC rating
|mDrovements of social housing, throu,czh a pipeline of works to |m|orove 57
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9 Monitoring & Review - the Delivery Plan

9.1

9.2

9.3

9.4

This Strategy has been developed in partnership, including with our service users,
and sets out a 5-year plan. During this period, new priorities may emerge, and new
national policy landscapes may be introduced.

Following the adoption of this Strategy, the Council will be working with partners
to develop and publish a Delivery Plan, with a particular focus on the indicated
aims and objectives. The Delivery Plan will be developed annually with SMART
(specific, measurable, achievable, realistic, and timely) actions which will be
regularly monitored and reviewed.

The Delivery Plan will be a live document, prepared and shaped by a relevant
grouping of officers and elected members formally working together and overseen
by the-Councit’stnternat-Overviewand-Scrutinyan appropriate Committee. The
Delivery Plan will be updated as actions are completed and as the plan evolves. It
will continue to monitor progress, inviting scrutiny to drive up quality and to
benchmark performance. During the 5-year period of the Housing Strategy, new
priorities may emerge, and national policy may shift its focus, but it is anticipated
that the key aims and objectives will remain relevant but the way we fund and
deliver them may need to change.

The Council’s housing activities depend on the financial and other resources
available, legislation and regulations, government policies and the ability of
external organisations like developers and housing associations to provide the
required housing. These constraints limit the ability to make detailed plans to
implement any vision.

25




Torridge District Housing Strategy+ConsuttationDraft

26




Torridge District Housing Strategy +ConrstttationDraft

10 Glossary

Affordable Housing: housing for sale or rent, for those whose needs are not met by the
market, and which complies with the definitions set out in national planning policy.

Affordable Rent housing: housing provided by a registered provider to those
considered to be in housing need and that is provided at a rent that is set at least 20%
below local market rents (including service charges where applicable). The housing is
subject to provisions for it to remain at an affordable price for future eligible
households, or for the subsidy to be recycled for alternative affordable housing
provision.

Better Care Fund (BCF): a government initiative in England aimed at integrating health
and social care services to improve the quality and efficiency of care for individuals,
particularly those with long-term conditions or complex needs. It is focused on
preventing hospital admissions, reducing delayed transfers of care, and promoting
independent living.

Building for a Healthy Life: a design and planning framework aimed at creating
sustainable, healthy, and well-connected communities. It promotes the integration of
principles that support physical and mental well-being, such as access to green
spaces, active transportation options, community facilities, and safe, walkable
environments. The framework encourages the design of homes and neighbourhoods
that foster social interaction, physical activity, and access to nature, while also
considering the environmental impact and sustainability of developments. By
prioritising health-focused design, it aims to create spaces that improve the quality of
life for residents and contribute to a healthier society.

Community Safety Partnership (CSP): a collaborative arrangement between local
authorities, police, fire services, health organisations, and other community-based
agencies, aimed at reducing crime, anti-social behaviour, and promoting the overall
safety and well-being of a community. They work together to identify local safety
concerns, implement crime prevention strategies, and develop programs to support
vulnerable individuals and groups. The partnerships are typically focused on improving
public safety and enhancing the quality of life for residents through coordinated efforts
and the sharing of resources and information.

Disabled Facility Grant (DFG): a means-tested grant provided by local authorities to
assist individuals with disabilities in making necessary adaptations to their homes. The
grant is intended to ensure that people with disabilities can live safely and
independently in their own homes by funding modifications such as the installation of
ramps, widened doorways, stairlifts, or accessible bathroom facilities. The grant is
typically available to disabled individuals of all ages and is subject to certain eligibility
criteria, including financial means tests.

Devon Home Choice: a county-wide housing register and allocation system used by
local authorities in Devon to manage the allocation of affordable housing. The system
allows eligible individuals and families to apply for available social and affordable rental
properties across the area. Applicants are assessed based on their housing need, and
properties are allocated according to priorities set by the local authorities, which may
include factors such as homelessness, overcrowding, or medical needs. The system
operates on a choice-based letting model, allowing applicants to express interestin
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available homes, with the aim of providing greater choice and transparency in the
allocation process.

Discount Open Market housing: homes that are sold at a price below the typical
market value, usually to those with a local connection to the area. The discount is
typically applied as a percentage of the full market price and may be subject to specific
eligibility criteria, such as income limits or residency requirements. This type of housing
is designed to make homeownership more accessible to individuals or families who
may struggle to afford full market prices, while still allowing the property to be sold on
the open market in the future, often with the discount applied to the resale price.

Intermediate housing: Intermediate housing refers to a range of affordable housing
options that are priced between social rent and full market value. It is intended for
individuals or families whose incomes are too high to qualify for social housing but too
low to afford private market housing. This includes schemes such as shared ownership,
shared equity, and rent-to-buy, where the cost of the home is subsidised or where
ownership can be gradually acquired over time. Intermediate housing aims to provide a
stepping stone for households to move toward full homeownership, while ensuring that
housing remains affordable and accessible to those with moderate incomes.

Key Worker: an essential employee whose role is critical to the functioning of public
services and the economy. Key workers typically include professions such as healthcare
workers, teachers, social workers, emergency services personnel, and others who
provide vital services that are necessary for the well-being and safety of the community.

Local Plan: a statutory document prepared by local planning authorities that sets out
the vision, objectives, policies, and proposals for the development and use of land
within a specific area over a set period, typically 15 to 20 years. It guides decisions on
planning applications, covering issues such as housing, transport, infrastructure, and
environmental protection. The Local Plan is based on evidence of local needs and
priorities and must align with national planning policy. It is subject to public
consultation and examination before being adopted and provides a framework for
sustainable growth and development within the local area.

Nationally Described Space Standards: a set of guidelines in England that define the
minimum internal floor areas and dimensions required for new homes to ensure they
provide adequate living space. The standards are intended to improve the quality of
housing by ensuring that homes are spacious enough for their intended occupants and
provide a healthy living environment.

Registered Provider (RP): an organisation that is registered with the Government to
provide affordable housing. Registered Providers are typically housing associations,
local authorities, or private entities that deliver affordable housing services, including
the management and maintenance of social rent, affordable rent, and shared
ownership properties. Registered Providers must comply with regulatory standards set
by the regulator, ensuring that they meet specific requirements for governance, financial
viability, and the quality of housing provided to tenants.

Shared Ownership housing: a form of intermediate housing where individuals or
families can purchase a share of a property and pay rent on the remaining share, which
is owned by a registered provider. Over time, the homeowner has the option to buy
additional shares in the property through a process known as "staircasing”. This model
is designed to help individuals or households with moderate incomes who may not be
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able to afford the full market price of homeownership. Shared Ownership offers a more
affordable pathway to owning a home, while also providing the flexibility to increase
ownership over time.

Social Rent housing: rental accommodation that is provided by a registered provider, at
rents that are significantly lower than those found in the private rental market. The rent
is typically set in accordance with the Government’s Social Rent policy and is based on
a formula that takes into account the local area's average income levels, with the aim of
ensuring that the housing remains affordable for low-income households. Social rent
housing is intended to provide secure, stable, and affordable accommodation to
individuals or families who are unable to access housing through the private market due
to financial constraints. The housing is subject to provisions for it to remain at an
affordable price for future eligible households, or for the subsidy to be recycled for
alternative affordable housing provision.

Supplementary Planning Document (SPD): a hon-statutory document that provides
detailed guidance and additional information to support the policies and proposals set
outin a Council’s Local Plan. They are used to elaborate on specific planning issues,
such as design standards, affordable housing requirements, or environmental
considerations, and help developers, planners, and the public understand how policies
will be applied in practice. While SPDs do not have the same legal weight as the Local
Plan, they are a material consideration in planning decisions and are subject to public
consultation before adoption.
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