



Appendix 1
Business Case Template for Review of NI154 and/or NI155 LAA Targets
1. Current Targets- NI 154

	
	2008/9
	2009/10
	2010/11
	3 Year Total

	County total
	3043
	3262
	2806
	9111

	Cherwell
	681
	1238
	1021
	2940

	WODC
	710
	467
	268
	1445

	VoWH
	485
	530
	530
	1545

	SODC
	435
	495
	539
	1469

	Oxford City
	732
	532
	448
	1712


2. Proposed Target Revision NI154

	
	2008/9
	2009/10
	2010/11
	3 Year Total

	County total
	2293
	1913
	1817
	6023

	Cherwell
	426
	369
	181
	976

	WODC
	578
	380
	375
	1333

	VoWH
	324
	401
	420
	1145

	SODC
	300
	265
	425
	990

	Oxford City
	665
	498
	416
	1579


3. Current Targets –NI 155

	
	
	2008/9
	2009/10
	2010/11
	3 Year Total

	NAHP
	
	
	
	
	

	S106
	
	
	
	
	

	Other
	
	
	
	
	

	Total
	County total
	735
	868
	934
	2537

	
	Cherwell
	119
	150
	170
	439

	
	WODC
	131
	154
	98
	383

	
	VoWH
	86
	183
	237
	506

	
	SODC
	142
	136
	149
	427

	
	Oxford City
	257
	245
	280
	782


4. Proposed Target Revision NI 155

	
	
	2008/9
	2009/10
	2010/11
	3 Year Total

	NAHP**
	
	
	
	
	

	S106
	
	
	
	
	

	Other
	
	
	
	
	

	Total
	County total
	786
	735
	747
	2268

	
	Cherwell
	119
	150
	101
	370

	
	WODC
	115
	43
	175
	333

	
	VoWH
	92
	183
	140
	415

	
	SODC
	143
	125
	133
	401

	
	Oxford City
	317
	234
	198
	749


** It will be important that you discuss and agree any changes with the HCA. We will be consulting them on your submitted proposals. Where your revised targets are dependent on outstanding funding decisions or other actions, please explain and provide revised target scenarios.
5. Proposed Trajectory for achieving full RSS (net additions) housing allocation over plan period

	
	
	2008/9 to 2010/11
	2011/12 to 2016/17
	2017/18 to 2026/27
	Total

	Total net additions
	County total
	6203
	21711
	13751*
	41665

	
	Cherwell
	976
	4901
	395* (2017/18 to 2018/19)
	6272

	
	WODC
	1330
	2060
	2600
	5990

	
	VoWH
	1225
	4087
	6083
	11395

	
	SODC
	990
	7467
	1900
	10357

	
	Oxford City
	1682
	3196
	2773
	7651


* Cherwell figures based on existing supply from deliverable and developable sites as specified in 2009 AMR.  Trajectory does not include new LDF sites presently being considered. 
6. Set out your local evidence to support proposal for revision of target(s):

	Around 4,500 homes on major strategic sites across Oxfordshire have either had delayed start-on-sites or have yet to start due to the economic downturn affecting the rate of new housing construction.  A considerable proportion of these homes was originally scheduled for completion across the LAA2 period and is the main cause for the predicted shortfall in total completions for NI154 of 2752 units.  There was already evidence in 2007/08 of sites being held back from development in anticipation of the downturn, with delays in s106 completions and slowdowns on design work affecting strategic sites across the county.
The outturn for 2008/09 was lower than expected and whilst due in part to the economic downturn was also specifically affected by:

· Vale of White Horse – 280 homes on two sites (including 112 affordable homes) have yet to start due to need for Thames Water to complete essential sewer works  - estimated to be in 2012.  Planners currently in discussion with TW for any possibility of earlier resolve.
One major expansion site straddles both Vale and South Oxfordshire and both councils have been working together with the developer and RSLs to achieve a start on site in 2010.
· West Oxfordshire – Construction problems (since resolved) on a complex site in Witney caused delay in respect of 100 units  from 2008/09 until 2010;   - Viability concerns on 3 sites with a total of 163 units have now been resolved in respect of affordable housing obligation but has delayed completion.; - overall shortfall is less though due to larger sites in Witney and Carterton being more speedily progressed in an attempt to mitigate impact of the recession.

· Cherwell – delays in large strategic sites were the main reason for lower 08/09 completions.  Although the LA pursued Kickstart and Kickstart 2 funding in an attempt to bring sites forward neither bid was successful.

· SODC – Two major sites owned by the same developer have been delayed by 18 – 24 months due to the impact of the downturn on the company’s viability.  SODC has subsequently provided assistance with urban design expertise to progress the production of the Framework Plan and led on renegotiating elements of the s106 agreement to assist with development viability and achieve a start on site in 2010..
 - Viability issues on a major HCA site due to restrictions of Grade II listed structures have also now been resolved and previously delayed start is now scheduled for current year.
This, in turn, has impacted on the expected delivery of affordable housing completions for NI155 although this is less so due to mitigating actions of local authorities and partner RSLs working together to improve delivery where at all possible.  Whilst the proposed revision for projected completions in relation to NI154 is around 70% of the original figure, this is over 90% for NI155
The Open Market Mychoice Homebuy scheme has become increasingly popular in Oxfordshire as it is strongly promoted as an affordable housing option.  All local authorities have reported concerns that the cessation of this particular product after the current year will have a considerable affect on the outturn of affordable housing provision in the final year of the LAA2.

The MyChoice zone agent (Catalyst) has just reported that, to the end of December 2009, there have been 188 completed purchases through the MyChoice scheme across Oxfordshire.  With some applicants still going through the process, it is expected that at least 200 homes will be purchased by the end of the current year.


7. Set out the actions you have/are taking to mitigate the impacts of the downturn and to prepare for market recovery

	1. A flexible approach to S106 contributions is being applied in general across Oxfordshire on major strategic sites which are experiencing viability issues.  Rephasing of S106 payments is enabling developers to progress with sites particularly where infrastructure costs are high.  Potential forward funding is being considered on sites where extensive and costly infrastructure needs to be in place before housing can be started.
2. Four local authorities supported applications to the HCA for Kick Start Funding Round 2 on three of the largest strategic sites in the county, one of which straddles across the boundaries of two districts.

3. All local authorities have undertaken reviews of sites where planning permission has been granted but have yet to start.  These have tended to be small to medium in size and liaison with RSL partners is starting to result in activity to bring some of those sites forward. Eg:
· VoWH – 9 units currently under construction in Faringdon.  Permission had been granted with no affordable housing obligation.  An RSL has since purchased site and delivering 100% affordable housing due for completion early 2010.

4. As major sites are being identified through the Core Strategy process, local authorities are engaging with developers of potential sites at an early stage to prepare groundwork and potentially improve the delivery of housing to meet the requirements of the South East Plan to 2026.

5. Local Authorities have introduced forums involving RSLs , developers and other stakeholders, focussing specifically on strategic and major sites with the aim of bringing the largest sites forward.
6. Local authorities have supported partner RSLs in purchasing additional affordable units on both new-build sites and through open market acquisition programmes.  In some cases local authorities have been able to provide financial assistance – usually for open market purchases. Eg:
· VoWH – An RSL has purchased two sites in Abingdon, both with affordable housing obligations, however one site has delivered 100% affordable housing (21 units) and the other has ensured that a total of 62 homes has been built with an increase of affordable housing to 58% of the site.

· Oxford City – LA provided financial contribution to an RSL towards delivery of 35 units.

· An RSL has purchased 36 units outside of S106 schemes.

· Cherwell _ LA working with an RSL to bring forward scheme of 168 units of which 138 will be affordable – split evenly between rented units and shared ownership.  RCGF has assisted with delivery of this scheme.
· SODC supported an RSL to acquire an `off the shelf` private development of 20 units in Didcot
7. The four rural local authorities have been pursuing a variety of initiatives to increase the opportunities to develop affordable housing in villages, particularly on rural exception sites.  Informal training events have been held for parish councillors with the aim of encouraging support for rural exception schemes, major landowners are being contacted by the Chief Executive and Council Leader of one authority whilst another is trying to unblock stalled rural sites by working with two major estate owners. Eg:
· The joint VoWH/SODC Rural Parish Event in Sept 09 has prompted one village in the Vale  to request  a housing needs survey.

· WODC are progressing initiatives with two major landowners which is greatly enhancing their rural delivery programme – currently involving 7 schemes with a total of 121 units.

· SODC is also pursuing negotiations with the Esate Bursars of a number of Oxford Colleges and with the Diocese in relation to surplus glebe land.
8. Oxford City Council successfully bid for HCA Challenge Funds to build new council housing.  A total of £3.9 million was awarded to deliver 58 affordable homes for rent on 2 council owned sites in Oxford.  These will be delivered during 2010/11.  
9.  Where local authorities have land for disposal, this has been earmarked for affordable housing, for instance Oxford City is working with the HCA to bring forward council owned land at Barton for development from 2013 onwards.  WODC – LA is working with County to provide Extra Care housing on County owned land.  RSLs have also been encouraged and sometimes financially supported by local authorities to redevelop their own land such as redundant sheltered housing schemes and garage sites. Eg:
· VoWH – with some LA grant, an RSL is redeveloping two redundant sheltered housing schemes to provide 22 much needed larger family homes including some disabled adapted accommodation. 

· .Oxford City – an RSL is developing 15 units by recycling its own land from other uses.
· A scheme of bedsits for the elderly is being redesigned and refurbished to provide 9 larger, self contained units.

· SODC – RSLs have been encouraged to redevelop own sites (eg; redundant garage sites) and to build on council provided land which will result in 59 additional affordable homes. 
10.  Three local authorities are providing capital funding to enable their own open market purchase schemes in the light of the ending of the MyChoice scheme.  Eg:
· WODC – LA has allocated own funding for an equity loan scheme for at least 10 units in 2010/11
· SODC funded the purchase of 12 units in 2009/10 and proposes to double this number in a match-funding deal with Catalyst in 2010/11.

11.  Cherwell DC has funded acquisition schemes for last two years which is aimed at providing 16 larger family homes across the LAA2 period, and is considering a rural acquisition scheme for next year. 
12. Threshold levels which trigger an affordable housing obligation are being reconsidered to enable an increase in provision across a wider range of sites.

13. Viability testing and the employment of specific models such as the 3 Dragons toolkit are aimed at improving the effectiveness with which local authorities can work with land agents, RSLs and developers in preparation for a market recovery.



8. Summary of case for revised target, including the basis for arriving at your revised target proposal

	When the original LAA2 targets in relation to NI 154 and NI155 were set, the downturn in the housing market had yet to take its full effect and projected completions were still reasonably optimistic.
18 months further on has seen the effect that the recession has had on discouraging a large number of sites from being brought forward and, in particular, some major strategic sites across the whole county.

Although the anticipated shortfall in affordable housing delivery may be almost overcome through the work of local authorities with their RSL partners, there has been far less opportunity to make a serious impact on the much larger reduction in overall housing completions.  Major work which is currently enabling some of the largest sites to see the start of activity will not result in any housing completions during the remaining course of LAA2 although this work will certainly assist in meeting the targets for delivery of the South East Plan.
Liaison with RSLs and strategic planners has enabled the local authorities to recently review their projections of housing delivery and has provided a level of confidence in suggesting the proposed target revisions.



9. Proposal discussed/agreed by LSP? If no, set out any plans for doing so

	These proposals will be considered for endorsement by the Oxfordshire Housing Partnership.



Form Completed by: Helen Novelle
Position: Principal Housing Enabling Officer for the Vale of White Horse District Council and interim LAA project officer.
Contact Details: tel: 01235 540530 email:  helen.novelle@whitehorsedc.gov.uk 
OXFORDSHIRE









