HARROW COUNCIL

Affordable Housing Planning Obligation - Pre-Application Guidance
June 2021

The Council’s Affordable Housing policy applies to all development sites with a capacity
to provide 10 or more homes (gross). The Council will seek the maximum reasonable
level of affordable housing, having regard to the Mayor’s strategic target of 50%
affordable housing, the Council’s borough-wide affordable housing target of 40%, and
the Mayor’s threshold approach (London Plan December 2020 Policy H5). Applicants are
expected to use grant where available to increase affordable housing delivery beyond the
level that would otherwise be provided.

Affordable housing should be provided on site in the proportion of 70% London
Affordable Rent or Social Rent (depending on tenure stated in Homes for Londoners:
Affordable Homes Programme Prospectus period 2021-2026 or 2016-2023) and 30%
Intermediate units (London Living Rent or London Shared Ownership), unless otherwise
agreed by the Council!, as per London Plan Policy H6.

Other affordable housing products may be acceptable if, as well as meeting the broad definition
of affordable housing, they also meet the London Plan definition of genuinely affordable housing
and are considered by the council to be locally genuinely affordable. The council will accept
Discounted Market Rent units as the affordable element of a Build to Rent scheme, in line with
London Plan policy H11 - Build to Rent.

The percentage of affordable housing in a scheme should be measured by habitable rooms to
ensure that a range of sizes of affordable homes can be delivered, including family sized homes,
taking account of local mix policies and having regard to site specific circumstances.

Habitable rooms in affordable and market elements of the scheme should be of comparable size
when averaged across the whole development. If this is not the case, then it may be more
appropriate to measure the provision of affordable housing using habitable floor space.
Applicants should present affordable housing figures as a percentage of total residential
provision by habitable rooms, by units, and by floor space to enable comparison.

Affordable housing should be provided on site. Affordable housing will only be accepted as an
off-site contribution in exceptional circumstances. If exceptional circumstances are accepted by
the LPA, any such calculation would be in accordance with the Mayor’'s SPG approach. Cash in
lieu contributions will only be considered in even more limited circumstances, and only where
there is detailed evidence to demonstrate that on-site affordable housing delivery is not
practical, off-site options have been explored but are not acceptable and that accepting a cash
in lieu contribution will not be detrimental to the delivery of mixed and inclusive communities. In

! Note this tenure mix is reversed within the Wealdstone Central sub-area of the Harrow and Wealdstone Area Action Plan — See
AAP Policy 13 (C).




each case, the approach must result in additional affordable homes, meaning the funding should
not be used for affordable units that would otherwise have been delivered. It should also take
account of the fact that all sites are expected to deliver at least the threshold level of affordable
housing and any cash in lieu or off-site contribution should deliver units in addition to this.

Off-site provision or in lieu contributions will only be agreed where it is clearly shown that they
provide no financial benefit to the applicant relative to on-site provision and will include review
mechanisms in line with the Mayor’s Viability Tested Route. The policy target for schemes
delivering off-site affordable housing or in lieu contributions is 50 per cent affordable housing
provided across the main site and any linked sites when considered as a whole.

Large-scale purpose-built shared living proposals will be subject to the policy requirements in
London Plan policy H16, particularly in relation to the calculation methodology for the cash in
lieu contribution.

Currently all intermediate rented products such as London Living Rent and Discounted Market
Rent should be affordable to households on incomes of up to £60,000. Intermediate ownership
products such as London Shared Ownership and Discounted Market Sale (where they meet the
definition of affordable housing), should be affordable to households on incomes of up to
£90,000. Further information on the income caps and how they are applied can be found in the
London Plan Annual Monitoring Report. Applicants should seek to ensure that intermediate
provision provides for households with a range of incomes below the upper limit.

In addition to the above London-wide income caps set by the Mayor, the council has set initial
local income caps for intermediate units, reflecting local housing need and local incomes relative
to typical prices for new dwellings:

1 bed - £49,000

2 bed - £65,000

3 bed plus - £90,000

These income caps will automatically cascade out to the Mayor’s London-wide eligibility criteria
after three months to ensure that units are not left vacant.

It is important that proposed or assumed income requirements for Intermediate housing are
discussed with the Council in order to ensure that these are acceptable locally.

LONDON AFFORDABLE / SOCIAL RENT TARGET BED SIZE MIX

The Council’s overall priority is the provision of London Affordable Rent or Social Rent homes to
meet the needs of homeless households. The priority need is for 2 and 3 bed London Affordable
Rent/Social Rent housing and therefore the following target mix and occupancy levels will be
applied to London Affordable Rent / Social Rent proposals:

Bed size and person occupancy | Target percentage
mix

1b 2p 10%

2b 4p* 40%

3b 5p* 40%

4b 7p + 10%

TOTAL 100%

*Note: 2b 3p and 3b 4p units are not required.




The Council’s approach is to seek to achieve compatibility with this mix, or the principles of this
mix, on every development site. The council may consider accepting an overall lower level of
affordable housing on a site in order to maintain the 70% / 30% tenure split or the above target
bed size mix.

Key Considerations

The Council will expect affordable housing negotiations to be concluded with Planning and
Housing Services during the pre-application stage, in order to streamline the passage of the
application through the formal planning process.

This is particularly important in relation to the level, type and mix of affordable housing to be
provided, as agreement at the pre-application stage avoids delays, redesigns and costs to the
applicant at the subsequent submission stage.

Applicants will be required to submit a Financial Viability Assessment (FVA) if required to do so
under the Mayor’s Threshold approach (see below ‘Viability assessments’).

Applicants should be prepared to change the level or mix of affordable housing proposed,
should the result of the Council’s review of the submitted FVA indicate that an alternative
affordable housing scenario is achievable or more appropriate to meet housing need in Harrow.

Early engagement with Registered Provider (RPs)

The Council expects applicants and their agents to engage with RPs at an early stage in the
planning and design process, in line with para 2.29 of the Mayor’s Affordable Housing and
Viability SPG 2017. This is especially important in terms of arriving at a realistic affordable
housing value to be submitted as part of the FVA, and to fulfil the Mayor’s expectations in the
London Plan in relation to the input of grant into schemes to increase the level of affordable
housing provision.

The partner RP should input into the design and configuration of the units/blocks to ensure they
are acceptable in terms of management and service charges. It should also be confirmed with
the RP, prior to submission, that the type, size, location, design etc. of the proposed units are
satisfactory, in order to ensure that GLA funding criteria are met.

Design

Affordable housing should be designed in compliance with the London Plan Policy D6 Housing
guality and standards and the minimum internal space standards for new dwellings set out in
Policy D6 - Table 3.1.

Where affordable housing is provided there should be no difference in appearance between the
various tenures on site. Applicants should avoid arbitrary ‘pepper potting’ of affordable units
within other tenures and should provide an appropriate location and mix of tenures within blocks
that is workable from a RP’s point of view.




Ideally different tenures should benefit from individual cores. If this is not possible, London
Affordable Rent / Social Rent units can be located on separate floors in a block containing
shared ownership / London Living Rent, subject to any comments from the council and the
preferred RP.

3 bedroom and larger homes

For family sized London Affordable Rent / Social Rent homes (2 bed+) a separate kitchen /
dining and living room should be provided where possible to offer 2 separate family spaces and
to separate the cooking function from the living area. A separate kitchen and living room should
be provided in 1 bed units if possible.

Wheelchair homes

Development proposals should achieve the highest standards of accessible and inclusive
design, taking into account Harrow’s diverse population (London Plan Policy D5). 10% of all
London Affordable Rent / Social Rent units (where the council will have nominations) should be
designed and constructed for occupation by a wheelchair user immediately upon completion (i.e.
not merely ‘wheelchair adaptable’, but ‘wheelchair accessible’) to meet Building Regulation
requirement M4(3)(2)(b) - London Plan Policy D7 Accessible Housing.

Level access showers and adjustable height kitchen worktops are to be provided in all
instances, unless otherwise instructed by the Council. Whilst there is continual demand over all
wheelchair unit sizes, applicants should request guidance from Housing as to the most
appropriate bed sizes for wheelchair housing provision on individual sites.

1:50 detailed working drawings of proposed London Affordable Rent / Social Rent wheelchair
units should be issued to the Council for approval, to ensure that any required changes to
design can be made at an appropriate point in the design process, rather than incurring cost to
the applicant at a later stage.

Allocated car parking is mandatory for wheelchair homes and should be provided in line with
London Plan Policy T6 — residential parking. Battery charging and space for mobility buggies
should also be carefully considered at the design stage. Lifts servicing wheelchair homes must
be capable of taking both a wheelchair user and a carer.

Access by wheelchair users to car parking and other amenities, both on site (e.g. bin stores) and
locally, to be shown clearly on plans by dotting on routes likely to be taken.

London Plan Policy D5 Inclusive Design requires developments to incorporate safe and dignified
emergency evacuation for all building users by as independent means as possible. In all
developments where lifts are installed, Policy D5 Inclusive Design requires as a minimum at
least one lift per core (or more subject to capacity assessments) should be a suitably sized fire
evacuation lift suitable to be used to evacuate people who require level access from the
building. See also London Plan Policy D12 Fire safety. In particular, developments should
incorporate appropriate fire safety solutions and represent best practice in fire safety planning in
both design and management.




Financial Viability Assessments

The requirements for submission of viability assessments are as per the London Plan Policy H5
Threshold approach to applications and the guidance in the Mayor’s Affordable Housing and
Viability SPG (see further below).

One of the aims of the pre application process is to ensure that the affordable housing content of
a scheme is agreed, including a viability assessment if required by policy, prior to submission of
the planning application. It is therefore expected that all negotiations on the provision of
affordable housing will be completed at pre application stage. Where this is not done the
application may be delayed or refused due to lack of information. Additionally, the need to
engage external independent assessors and complete the viability review may result in
protracted discussions and further delay to the application process.

To provide greater certainty, speed up the planning process and increase affordable housing
delivery, the Mayor has adopted a threshold approach to viability. This means that schemes
meeting or exceeding the threshold without public subsidy, and consistent with the requirements
in Part C of London Plan Policy H5 Threshold approach to applications, are not required to
submit viability information.

Schemes that do not meet this threshold, or require public subsidy to do so, will be required to
submit detailed viability information, undertaken in line with the Mayor’s Affordable Housing and
Viability SPG, which will be scrutinised and treated transparently. The submitted FVA will be
published in full / unredacted on the Council’s website, alongside other material submitted by the
applicant. Should an applicant consider that the full FVA should not be published, the onus is on
the applicant to demonstrate why this is the case. Further details are available within the
Council’s Planning Application Requirements (PAR).?

Schemes are expected to deliver at least the threshold level of affordable housing without grant
or public subsidy and to increase this proportion through the use of grant and other subsidy,
where available. Only where there are clear barriers to delivery and it is fully justified through
detailed viability evidence, in line with the methodology and assumptions set out in London Plan
Policy H5 Threshold approach to applications and the Mayor’s Affordable Housing and Viability
SPG, will a lower level of affordable housing be considered

Where a viability assessment is required, the onus is on the applicant to provide robust and
appropriately evidenced information regarding the financial viability of the individual scheme.
The Council expects strict adherence to the requirement for open book appraisals. Assumptions
will need to be clearly shown in any model used, so the Council can understand how the
assumptions have been made.

The council will arrange for the FVA to be reviewed on the council’s behalf by an independent
assessor (and a cost consultant where necessary). The full cost of independent review / cost
consultants will be met by the applicant and paid directly to the consultants. Applicants should
allow flexibility in initial design to allow for changes to the affordable housing level or mix,
subject to the result of the FVA.

2 http://www.harrow.gov.uk/info/200074/planning/656/apply for planning permission/4
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In the event that the FVA review supports the provision of additional affordable housing, this will
be provided on site or, in exceptional circumstances and if agreed by the Council, in the form of
an affordable housing contribution.

Comprehensive Early and Late Stage review mechanisms will be applied to schemes as
relevant, in line with London Plan Policy H5, in order to ensure that affordable housing schemes
are delivered within reasonable timescales and that contributions are increased if viability
improves over time.

Please note:

In line with the Mayor of London and GLA guidance, the Council will take an Existing Use Value
Plus approach to benchmark land value for viability purposes in order to achieve the policy
objectives of the planning system. A financial viability appraisal will be rejected if using any other
benchmark land value, unless evidence is provided to justify such an approach. Applicants are
expected to take affordable housing policy into account in land purchase negotiations, noting
also that Harrow’s CIL has been deliberately set at a level that seeks to ensure that affordable
housing will continue to be viably delivered.

Information submitted by non-qualified consultants will be rejected.

Market value research is expected to be on a block by block, floor by floor basis and supported
by evidenced transactions from comparable schemes.

Construction costs are expected to differentiate between the cost of constructing private,
London Affordable / Social Rent and London Shared Ownership etc homes.

Applicants should provide clear evidence of the preferred RP’s affordable housing offer. A clear
brief must be issued where more than one RP is asked to bid so that like for like comparisons of
offers can be made for viability purposes.

Income derived from Affordable Housing is a key component of the FVA. Therefore, where no
engagement is taking place with an RP, clear reasons must be given, as this may result in the
application being refused or delayed.

S106 considerations:

The council uses the Mayor’s standard s106 template clauses as a basis when drafting
individual s106 agreements.

Applicants will be expected to ensure a Nomination Agreement is entered into.
Contact for Housing Regeneration Team:
Sharon Oshunbiyi - Project Manager Enabling

sharon.oshunbiyi@harrow.gov.uk

Mobile: 07395 840491
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Harrow Registered Provider Development Contacts

A2 Dominion Group

The Point, 37 North Wharf Road
London, W2 1BD

Danny Lynch

Director of Land and Development
Tel: 020 8825 1000

e: danny.lynch@a2dominion.co.uk

Apna Ghar Housing Association,

21 Westmoreland Road, London NW9 9BW
Vinod Sabharwal

Acting Chief Executive

Tel: 020 8795 5405

Mobile: 07889 117 123

e: vinod@apnaghar.org.uk

Catalyst Housing
Ealing Gateway, 26-30 Uxbridge Road, , London
W5 2AU

Rachel Buckland

Project Manager

Tel: 020 8832 3447

Mobile: 07885238027

e: rachel.buckland@chg.org.uk

Jo Marshall
Head of New Business
Joe.Marshall@chg.org.uk

Hannah Utting

New Business Manager
020 8832 3191
Hannah.Utting@chg.org.uk

Harrow Churches Housing Association
Ground Floor, Ewart House,
9 Richards Close, Harrow, HA1 2BE

Christopher Holley

Chief Executive

Tel: 0208 424 2776

e: Christopher.holley@hcha.org.uk

James Warne

Head of Asset Management and Development
Tel: 0208 420 9012

Mobile 07423432306

e: James.Warne@hcha.org.uk

Home Group Limited
2nd Floor, Bravington House, 2 Bravingtons Walk
Kings Cross N1 9AF

Jo Cook
Senior Development Manager
e: Jo.Cook@homegroup.org.uk

Will Gardener
Director of Development
e: Will. Gardener@homegroup.org.uk

Joe Richardson
Regional Head of Development (South)
e: Joe.Richardson@homegroup.org.uk

James Gray
Head of Development (South)
e: James.Gray@homegroup.org.uk

Hyde Housing Group

30 Park Street, London SE1 9EQ
David Gannicott

Group Business Development Director
Tel: 0203 207 2757

E: David.gannicott@hyde-housing.co.uk
Simon Vevers

New Business and Strategy Director
Tel: 0203 207 2583

E: Simon.Vevers@hyde-housing.co.uk
Kate Williams

New Business Project Director

Tel: 0203 207 2733

E: Kate.williams@hyde-housing.co.uk
Sandy Pahl

Construction Project Manager

Tel: 020 3207 2767

Mobile: 07918 057423

E: sandy.pahl@hyde-housing.co.uk
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Inquilab Housing Association
Somerville House, 50a Bath Road, Hounslow
TW3 3EE

Gina Amoh,
Chief Executive
Tel: 0208 607 7777

Steve Selfie
Director of Operations

Uzair Jahangir

Development & Asset Management Officer
0208 607 7774

Uzairj@inquilabha.org

Pauline Douglas
Executive Assistant

Tel: 020 8607 7751

E: paulined@inquilabha.org

London & Quadrant (L&Q)
One Kings Hall Mews, Lewisham
SE135JQ

Rachel Ferguson
RFerguson@I|qggroup.org.uk

Alex Tabram
ATabram@Iagroup.org.uk

Andrew Maunder

Head of Design & Planning — Development &
Sales

07785 310 016

AMaunder@lggroup.org.uk

Cora Younger

Design & Planning Manager

L&Q | Land & Planning | 10 Grove Crescent
Road | Stratford | London E15 1BJ

Tel: 0300 456 9998 ext. 4830

Mobile: 07766 443 208

Abi Jacobs

Head of Partnership / Small Sites team
07855014475
AJacobs@Iggroup.org.uk

Metropolitan Thames Valley
The Grange, 100 High Street
Southgate, London N14 6PW

Mark Hanks

Land Manager

Tel: 0203 535 3535

Mobile: 07734 963732

e: mark.hanks@mtvh.co.uk

Network Homes
The Hive, 22 Wembley Park Blvd, Wembley HA9
OHP

Matthew Bird

Director of New Business

Tel: 02087825407

Mobile: 07909993725
e:_matthew.bird@networkhomes.org.uk

Freddie Winkley,
Head of New Business
Freddie.winkley@networkhomes.org.uk) and

Stephen Moules

Land Manager

Tel:0208 782 4274

Mobiel: 07557 559652
Stephen.Moules@networkhomes.org.uk

Mitz Patel
Sales Manager
Tel: 02084599225
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Mobile: 07901514859
Email: mitz.patel@networkhomes.org.uk

Carl Robertson

Senior Build to Rent Manager

Tel: 0300 373 3000

Mobile: 07827986347

e: carl.robertson@networkhomes.org.uk

Notting Hill Genesis Housing Group
Bruce Kenrick House, 2 Killick Street, London N1
9FL

Paul Pearce

Director of New Business
0203 8150172
Paul.pearce@nhhg.org.uk

Barry Swash

Assistant Director of New Business
0203 815 0180
Barry.swash@nhhg.org.uk

Jo Palmer

Assistant Development Director
07775 411 244
Jo.Palmer@nhhg.org.uk

Gareth Thomas

Senior Bid Manager

0203 815 0181
Gareth.thomas@nhhg.org.uk

Martin Southern

Client Project Manager | NHHO Delivery Team
Tel: 020 3815 0560

Mobile: 07801 547421

E: martin.southern@nhhg.org.uk

Octavia Housing
Emily House , 202-208 Kensal Road
London W10 5BN

David Woods

Development Director

Tel: 020 8354 5524

e: David.woods@octavia.org.uk
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One Housing Group
100 Chalk Farm Road, London NW1 8EH

Jeremy Arnold

Regional Development Manager
Tel: 0207 428 4207

Mobile: 07966 643 179
e:Jarnold@onehousinggroup.co.uk

Ella Roberts

Project Manager (Dev Construction)
T: 020 7428 4329

M: 07879 890281

e: elroberts@onehousinggroup.co.uk

Saba Choudhury

Head of Acquisition and Planning
E-mail: schoudhury@onehousing.co.uk
Mobile: 07967 998091

Origin Housing
St Richards House, 110 Eversholt Street
London NW11BS

Simon Baxter

Assistant Director of Development (New
Business)

Tel: 0207 209 9286

e: Simon.Baxter@originhousing.org.uk
Deborah Johnson

Senior Project Manager

Tel: 020 7209 3677

Mobile: 07711 589922

E: deborah.johnson@originhousing.org.uk
Simon Scott

Sales and Marketing Manager

E: Simon.Scott@originhousing.org.uk

Paradigm Housing Group
1 Glory Park Avenue, Wooburn Green,
Buckinghamshire, HP10 ODF

Alison Laing

Head of New Business

Tel: 01628 811733.

e: Alison.Laing@paadigmhousing.co.uk

Aubrey Vaughan-Dick

Head of Development Delivery (London)

Tel 01628 811 717

Mobile: 07711 855 798

e : Aubrey.Vaughan-Dick@paradigmhousing.co.uk

Dawn Barnes
Tel : 01628 811990
e : dawn.barnes@paradigmhousing.co.uk

Paragon Asra Housing Limited
Third Floor, Pentagon House, 52-54 Southwark
Street, London SE1 1UN

Chris Whelan
Executive Director
E: chris.whelan@pahousing.co.uk

Pete Beggan

Assistant Director New Business
07908375756

E: peter.beggan@pahousing.co.uk

Robert Green
Assistant Director Programme Delivery
E: robert.greene@pahousing.co.uk

Jo Luffrum
Head of Sales
E: jo.luffrum@pahousing.co.uk

Small sites

Legal and General Affordable Housing

Legal & General Capital, 12 Cock Lane, London,
EC1A 9BU

Kiran Singh

Head of Nominations
0207 0318 614
kiran.singh@Ilandgah.com

Sage Housing
5" Floor Orion House
5 Upper St Martins Lane, London, WC2H 9EA

Colin Ross
Head of Partnerships and Development
07917 654798



mailto:jarnold@onehousinggroup.co.uk
mailto:elroberts@onehousinggroup.co.uk
mailto:Simon.Baxter@originhousing.org.uk
mailto:deborah.johnson@originhousing.org.uk
mailto:Simon.Scott@originhousing.org.uk
mailto:Alison.Laing@paadigmhousing.co.uk
mailto:Aubrey.Vaughan-Dick@paradigmhousing.co.uk
mailto:kiran.singh@landgah.com

Chantal Miller

Area Development Manager (London)
0207 038 0127
chantal.miller@landgah.com

cr@sagehousing.co.uk

St Arthur Homes
info@starthurhomes.com 020 7224 3066

Simon Corp

Operations Director

London Office - 020 7224 3066
Southampton Office - 01329 550960

Georgia Kirsch

Land Buyer

Mobile: 07714268718

London Office: 020 7224 3066
Southampton Office: 01329 550960
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