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REPORT TO:  Policy & Resources Committee 
 
DATE:   4th October 2007  
 
REPORTING OFFICERS: Forward Planning & Economic Development Manager, 

Development Control Manager & Housing Manager 
 
SUBJECT: HOUSING GREEN PAPER  
 
WARDS AFFECTED: All 
___________________________________________________________________ 
 
1.0 PURPOSE OF REPORT 
 
1.1 To outline the key elements of the Government’s recent Housing Green 

Paper, ‘Homes for the Future: more affordable, more sustainable’, and to 
agree the District Council’s response to these proposals.     

 
2.0  RECOMMENDATIONS 
 
 A) That the comments set out within this Report are forwarded to the 

Department for Communities and Local Government as the response of 
Ryedale District Council to the Housing Green Paper; 

 B) That a Member’s Briefing be organised to consider options for new 
initiatives and policy approaches to deliver the aims of the Housing Green 
Paper within Ryedale.  

 
3.0  REASONS SUPPORTING DECISION 
 
3.1 Meeting housing needs is a major national challenge, and a fundamental 

element of building sustainable communities.  The importance of housing is 
reflected at the local level through the priorities of both Imagine Ryedale and 
Ryedale District Council’s Corporate Plan, and the policies of Ryedale’s 
emerging Local Development Framework and the Housing Strategy. The 
District Council has a Corporate Aim ‘to have opportunity and choice of 
housing and employment for all’, and a Corporate Objective to ‘provide an 
average of 75 affordable housing units every year’.   The challenge in Ryedale 
is significant, with the second highest house prices in the Yorkshire and 
Humber Region.  The house prices, together with the relatively low average 
wage level, mean that Ryedale has one of the most acute affordable housing 
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problems in England. Disturbingly, rates of new house building in Ryedale 
have almost halved since the 1990’s and are now significantly below the rate 
set out within the Draft Regional Spatial Strategy. There have been some 
improvements in terms of the number of affordable units being approved as a 
result of changes to the Council’s planning policies, but rates of deliver are still 
some way behind the Council’s target. Other housing indicators show 
generally sound progress over the last three years but some slippage in 
certain indicators over the last year.  

 
3.2 The Government is seeking to address national housing challenges through 

the variety of measures outlined in the Housing Green Paper.  Many of the 
Government’s proposals will impact on the activities and approaches of local 
authorities, not least through the planning system where there will be 
considerable pressure to meet housing targets and to provide sufficient land 
for future homes.  The comments set out within this report respond to the 
specific measures that are proposed, however the over-riding messages of the 
Green Paper are clear – that local planning authorities have a key role in 
delivering the Government’s three aims of: more homes; homes that are 
greener and well-designed; and more affordable homes.  Furthermore, there 
are both measures to encourage local authorities to achieve these 
improvements in supply, and implications for those authorities that do not.  
There must be full awareness of these measures in setting future District 
Council policies (in particular the Local Development Framework) and 
activities, and in the decision making of the Planning Committee, if local 
housing needs are to be adequately addressed. To this end, a Member 
Briefing is proposed to debate the options available. 

 
4.0  BACKGROUND & INTRODUCTION 
 
4.1 This introduction to the Green Paper by the Minister for Housing states that 

‘Homes are the building blocks of our communities’. The Government believes 
that ‘everyone deserves a place they can be proud to call home, at a place 
they can afford’ and that ‘housing is critical to Britain’s future’. The Paper 
states that ‘substantial progress has been made in the last ten years’ in terms 
of increased home ownership through low mortgage rates, improved quality of 
homes for social tenants and much reduced levels of homelessness. 
However, there is a strong recognition of ongoing major pressures, with many 
unable to get on the housing ladder or living in cramped conditions, with house 
building not keeping up with rising demand for a generation, and with house 
prices doubling in real terms in the last decade. Lack of action will damage the 
economy, widen wealth inequality and significantly affect the life chances of 
the next generation. 

 
4.2 The vision of Government is for ‘everyone to have access to a decent home at 

a price they can afford, in a place where they want to live and work'. It Is 
argued that 'Good quality, affordable housing enables stable and secure family 
lives: we are all healthier, happier and wealthier when we have decent homes 
close to schools, healthcare and transport links'. In addition, 'Good housing 
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can improve our social, environmental and economic well-being. It helps 
create better communities that can attract investment and skilled workers. And 
getting the design right can also improve the environment and reduce our 
carbon footprint'. 

4.3 The Green Paper sets out a range of actions and proposals to tackle the major 
housing challenges, and to specifically provide:  
• More homes to meet growing demand 
• Well-designed and greener homes, linked to good schools, transport 

and healthcare 
• More affordable homes to buy or rent 

 
4.4 The Paper is set out in five sections: 

• Progress and challenges 
• More homes to meet growing demand 
• How to create places and homes that people want to live in 
• Making housing more affordable 
• Delivery: how we make it happen 

 
4.5 This report identifies the principle implications of the Housing Green Paper for 

local authorities, who are seen as key partners in delivering the required 
changes. A copy of the Executive Summary of the Green Paper is attached at 
Annex A. The full document can be viewed at 
http://www.communities.gov.uk/publications/housing/homesforfuture.  

4.6 Comments on the Housing Green Paper must be submitted 15 October 2007. 
It should be noted that Green Papers are consultation documents issued by 
the government, which contain policy proposals for debate and discussion. 
Following this consultation the government will normally publish firmer 
recommendations in a White Paper, which will have detailed proposals for 
legistlation. Nevertheless, many of the measures set out in the Housing Green 
Paper are already being implemented or introduced and it apparent that 
housing issues are a key theme for the Brown Government.  

5.0 REPORT  
 
 More homes to meet growing demands  
 
5.1 Housing supply is not keeping up with demand. Whilst stock is increasing by 

185,000 units a year, the number of households is projected to grow at 
223,000 a year, many of which will be people living alone. Furthermore, 
housing completions have dropped from around 350,000 per year in the late 
1960’s to only around 160,000 per year now. Consequently, the Government 
has revised its housing targets and now aims for 3 million new homes by 
2020, with 2 million of these by 2016. This will provide additional levels of 
housing not seen for 40 years. 
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5.2  The national house building targets to 2016 will be met through: 
• 1.6 million homes already in place in existing Regional Spatial Strategies, 

together with planned development in identified Growth Areas, such as the 
Thames Gateway and Milton Keynes / South Midlands. 

• 150-200,000 additional homes in the new round of Regional Spatial 
Strategies under consideration, and farther partial RSS reviews where 
needed. 

• 100,000 extra homes in 45 towns and cities in 29 new Growth Points, 
which have recently been identified. 

• An additional round of New Growth Points, to include the North for the first 
time. 

• 5 new eco-town schemes of between 5,000 and 20,000 each.  
 
5.3 It is stressed that there are difficulties in finding affordable housing in every 

region, in urban and rural areas, and that new housing is needed throughout 
the country in a way that is sensitive to local needs. Rural areas often face a 
significant shortage of affordable housing, and funding for affordable housing 
in rural districts tends to be directed to the towns instead of the villages. The 
Affordable Rural Housing Commission identified a need to deliver more social 
and shared ownership housing in villages, and the Green Paper proposes that 
it will set a target for such housing for 2008-11 and support seven new pilot 
Community Land Trusts in rural areas to give local communities access to 
land for affordable house building. A Rural Housing Advisory Group has been 
established to consider further innovative and efficient ways of delivering more 
rural affordable housing. The Green Paper states that it is important that ‘local 
and regional delivery bodies engage with rural people and communities to 
better identify rural affordable housing needs and work in partnership to 
deliver homes where they are needed most'. Amongst these may be 
measures set out in PPS3 such as allocation of sites for affordable housing in 
rural areas in appropriate situations. 

 
5.4 The partial reviews of regional plans will increase regional and local targets, 

and embody the new eco-towns and Growth Points, and will be carried out by 
2011.  Significantly, a new Housing and Planning Delivery Grant will replace 
the current Planning Delivery Grant and will be available to Councils who: 
• deliver against their housing plans to meet local needs and meet agreed 

'development timetables' to speed up new housing. These timetables will 
commit councils to set out clear and ambitious plans on the number and 
type of homes needed in a local area, including family homes 

• indentify banks of deliverable land suitable for new homes. 
New guidance for councils will show how the land supply should be found. 
Councils that do not identify enough land and which do not grant sufficient 
planning permissions will find that appeals decisions on housing applications 
are more likely to be allowed, as well as loosing out on the new Delivery 
Grant.  
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5.5  There is to be a renewed emphasis on providing new homes on surplus public 
sector land (particularly Government land), with a key role for English 
Partnerships. There should be a minimum of 50% affordable homes provided 
on such sites. The importance of brownfield land continues, and a new homes 
agency will work with local authorities to support their place-shaping role. 
Councils must also reduce the number of homes left empty for long periods.  

 
  Better homes 
 
5.6  The Government want both more homes and better homes – that are built to 

high design and environmental standards and are part of mixed communities 
with good local facilities. The push for new homes must assist the tackling of 
climate change and all new homes should be zero carbon by 2016. There 
must also be improvements to the quality of social homes. 

 
5.7  It is recognised that delivering the necessary infrastructure is critical to 

delivering housing. Successful communities require access to schools, health 
care, roads, public transport, water, energy sources and public spaces. The 
Green Paper confirms that planning and delivering local and strategic 
infrastructure is critical to ensuring the Government meets its new commitment 
to increase housing supply, and that local authorities have crucial, leading role 
to play. They should work in partnership with infrastructure providers and key 
local partners such as the Highways Agency (!).The Paper proposes that the 
Planning Inspectorate should consider the demonstration of infrastructure 
availability and planning as part of a test of soundness of a development plan 
document. It is also stated that 'Local authorities are well placed, through their 
role in preparing Sustainable Community Strategies and Local Area 
Agreements, to negotiate with and influence other local and regional partners. 
They can ensure through existing partnership arrangements that all local 
partners adopt a co-ordinated approach to creating the necessary 
infrastructure to deliver housing growth.'  

 
5.8  Government has invested £14 billion on infrastructure in the main growth 

areas of London, the south east and the east during 2006-7. Future funding 
through a Community Infrastructure Fund will be targeted towards Growth 
Areas, New Growth Points and eco-towns. More generally, the Green Paper 
notes that substantial funding for infrastructure to support housing growth is 
provided by the private sector through developer contributions, and revisits the 
proposal for a Planning-gain supplement (PGS) to largely replace S106 
planning obligations. This was put forward in 2005 as the means by which 
increases in land value created by planning decisions could be released more 
effectively (with 70% paid directly to the planning authority) to help finance the 
infrastructure needed to stimulate and service growth, and ensure that local 
communities better share in the benefits that growth brings. The Green Paper 
states that unless a better alternative can be identified soon, the Government 
will legislate in 2009 to introduce the PGS. The Green Paper sets out possible 
alternative approaches to the PGS: 
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• A lower rate Planning-gain Supplement, with a lesser scale-back of 
planning obligations 

• A Planning-gain Supplement limited to greenfield sites 
• A charging mechanism based on an expanded system of planning 

obligations. This would make it easier for local authorities to develop 
policies seeking standard charges to mitigate the impact of 
development, and fund strategic and sub-regional infrastructure, in 
particular transport. Charges would be set out in Development Plan 
Documents, and clearly linked to infrastructure need, with an evidence 
base justifying the charge level for different types of development 

• A statutory planning charge. The Government could legislate to allow 
local authorities to require standard charges to be paid for infrastructure 
need, enabling them to capture planning gain more systematically. This 
would enable all local authorities to require developers to pay average 
standard charges, based on the total costs of infrastructure in an area. 

 
5.9 Changes to the Building Regulations will be introduced to achieve the target of 

all new homes to be zero carbon by 2016. There will also be a PPS on 
Planning and Climate Change by the end of 2007. Other aspects of design 
must also be improved and good and very good development must become 
the norm. Flexible housing must also better meet the needs of society, 
including the needs of an ageing population, and recognise the need for family 
housing.  
 

  More affordable homes 
 
5.10 The Government has recognized the need to provide social housing for those 

unable to buy or rent a home of their own estimating that there will be a newly 
arising need of at least 40,000 new social rented homes a year. In addition 
more affordable homes to buy are also required, including increasing the 
provision of family housing. A £6.5 billion investment in social housing is 
planned over the next three years with 45,000 new social homes a year by 
2010-2011. The proposals also include new ways for councils to build on 
council land and to be involved with the delivery of affordable housing, and 
more opportunities for the private sector to build social housing. 

 
5.11 The Green Paper contains proposals for extending the opportunity for more 

people to get a step on the housing ladder by enabling them to buy a share in 
their own home. These include the provision of at least 25,000 more shared 
equity homes each year, the delivery of shared ownership and affordable 
homes through the private sector and developer contributions and increased 
opportunities for social tenants to purchase a share in their own home. 

 
5.12 The Government proposes to look at ways in which to help mortgage lenders 

finance mortgages, including some affordable longer term fixed rate 
mortgages and have detailed three specific areas of work which they would 
like to explore. 
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Delivery 
 
5.13 To deliver the plans for housing growth, higher standards and better places to 

live, there is a need for enough skilled workers, particularly built environment 
professionals and construction workers. Government wishes to support 
capacity and capability in these areas, with 94% of local authorities now 
experiencing recruitment and retention difficulties (up from 30% in 1995) in 
planning and other related sectors. The Green Paper proposes a number of 
initiatives and strategies to address this issue. 

5.14 The Green Paper closes with a call for key partners, including local authorities, 
to sign up to and take responsibility for their part in delivering the ambition of 
‘providing more housing than has been seen in this country for a generation’. 
This requires political buy-in from local leaders and strong commitment from 
the public and private sectors. The Paper states that ‘Young families can no 
longer afford for national ambition to be met with local opposition… This does 
not mean imposing unacceptable development, but does mean making the 
case for growth, engaging with how it is delivered and ensuring it is of good 
quality. Front-line councillors too need to ensure that the often unheard voices 
of would-be first time buyers are represented in their own work.' The Paper 
highlights that the Local Government White Paper placed housing at the heart 
of the local authority place-shaping role, and states that the key way in which 
local authorities can quicken delivery is to provide more land for housing. 
Government wants local authorities to 'step up to play a stronger role in 
addressing the housing needs of all their residents'. 

5.15 Local authorities should include the full involvement of local people, who need 
to be reassured about the provision of infrastructure and see a commitment to 
quality design and good local facilities before growth can be welcomed.  The 
Government intends to bring relevant evidence and information together to 
provide a ’toolkit’ to help local communities resolve housing problems. 

 Proposed Comment 
 
5.16 Concern over house building rates is shared at a local level. After an average 

house building rate of over 200 through the 1990’s, Ryedale currently 
experiences only around 130 new units per year, which has dropped to only 
around 100 in certain years. This is despite the District having the fourth most 
severe gap between average wage levels and house prices at a national level 
(source: Joseph Rowntree Housing Trust) and an RSS target of 230 new 
homes each for the current period. An up to date audit of currently outstanding 
permissions is close to completion and there is strong likelihood that Ryedale 
does not have a 5-year supply of housing land, and that most of the current 
supply is made up of single units or small development in village locations. 
The combined impacts of the restrictions on release of land that were 
introduced via PPG3 in 2000, the end date of 2006 of the Ryedale Local Plan 
and the confusion and delay that have resulted from the introduction of the 
new Local Development Framework system mean that there is not an 
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identified housing land supply for Ryedale for forthcoming years (although this 
situation is reflected throughout much of North Yorkshire). It is imperative the 
Government supports local authorities to both assist with short-term measures 
to aid the supply of housing, and to quickly progress Local Development 
Frameworks through the current morass. There is a strong willingness to 
assist with the delivery of housing but clarity and direction are required to 
rapidly progress the allocation of land for housing in LDFs. Furthermore, 
punitive measures through the new Delivery Grant will only slow progress 
further at those authorities who do not yet have an identified housing land 
supply. Further alterations to Regional Spatial Strategies risk slowing progress 
on LDFs even further; in the case of the Yorkshire Humber RSS it is 
imperative that housing figures are updated as part of the current review, and 
that the Panel’s recommendation to slightly reduce the housing figures for 
areas like Ryedale are not pursued - such proposals are wholly inconsistent 
with the spirit of this Green Paper. The assistance of English Partnerships, the 
new homes agency and the Rural Housing Advisory Group are all welcome 
but must be available to rural districts and not just to growth areas. 

  
5.17 Measures to support improved design and energy efficiency of new housing 

are welcome and the aspirations of the Green paper are laudable. The next 
steps identified needs to be developed and time needed for them to ‘bed-in’ 
with the development industry in order to raise the bar for good design at all 
levels. At this stage attempting to introduce, explore and evaluate additional 
quality assurance approaches to measure improvements maybe a step too 
far. Any new framework for assessment should recognise the importance of 
local distinctiveness and be flexible in promoting high standards of sustainable 
design and construction which are appropriate to their location The provision 
of necessary infrastructure is fundamental in order to meet housing needs and 
build sustainable communities – however, this applies as much to rural 
Districts such as Ryedale as it does to identified growth areas. Government 
support has been directed to the growth areas and elsewhere there has been 
a conspicuous absence of support, including from relevant bodies such as the 
Highways Agency. The message must be disseminated from Government to 
relevant agencies and service providers that their actions and investment must 
support the housing delivery role of local authorities. It is wrong to assume that 
existing mechanisms such as LAAs are sufficient to deliver this infrastructure 
at a local level. To assist the delivery of necessary infrastructure and services 
to support required development this Council supports either the expanded 
system of planning obligations or a statutory planning charge in preference to 
a planning gain supplement – it is key that funds raised locally from new 
development are fully available to meet infrastructure needs in that area, and 
that there is an ability to set such charges to reflect local circumstances and 
requirements.   

  
5.18 The increased overall provision of affordable housing, together with 

opportunities for a greater role for housing associations and the private sector 
(and some role for local authorities) in delivery, are again to be welcomed. 
Ways in which these opportunities can be maximized will be examined when 
further detail is available, with regard to identifying local opportunities for 
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action. Increased chances of home ownership for those who do not wish to 
rent are important and the opportunity should be taken to look at other models 
to facilitate this, particularly where they have previously been used and are 
known to work. The average house now costs some £210,000 - over eight 
times the average salary, and this gap is greater in many parts of Ryedale. 
Any proposals that will help mortgage firms finance longer term fixed rate 
mortgages will be of benefit both in terms of increasing the affordability of 
mortgage repayments and assisting with long term financial planning. 

  
5.19 Ryedale shares the difficult experience of other local authorities in terms of 

recruitment and retention of relevant professionals and it is important that 
Government continues recent efforts to increase the number of graduates, and 
that experienced staff are retained. The need for ‘buy in’ and political 
leadership at a local authority level is recognised, particularly as much of the 
opposition to new house building occurs at the local level. It is equally 
recognised that local people must be involved in the debates and choices 
about new housing in order to secure their support. These factors add weight 
to the justification for a Member’s briefing to consider means by which 
improved progress and action can be achieved within Ryedale.     

 
6.0 OPTIONS 
 
6.1 Despite being a Green Paper, some of the suggested measures are being 

introduced or implemented already through other mechanisms (e.g. the new 
Housing and Planning Delivery Grant and the requirement for a 5 year land 
supply). In view of this, and because of the importance of housing issues 
within Ryedale and the urgent to need to improve delivery, it is considered that 
a member’s briefing should consider the possible options for action that are 
available to the District Council.  

 
7.0 FINANCIAL & LEGAL IMPLICATIONS 
 
7.1 Financial implications include potential loss of revenue via the Housing and 

Planning Delivery Grant, as a result of insufficient supply and / or delivery of 
housing. Legal implications will not be fully apparent until a White Paper and 
subsequent legislation are in place. 

 
8.0 RISK ASSESSMENT 
 
8.1 Failure to respond to the challenges set out within the Green Paper would 

increase the risk of inadequate action to address the substantial local housing 
needs, and therefore one of the Council’s corporate priorities. In addition, 
failure to identify sufficient housing land will result in a very significant risk of 
appeals for housing development being allowed.  

 
8.2 However, it should be noted that concerted action to progress initiatives in line 

with the Green Paper will have staff resource impactions in parts of the 
Council that are already heavily committed to progressing current activities to 
provide additional and enhanced housing in Ryedale. 
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9.0 CONCLUSION  
 
9.1 In view of the importance of housing issues to people within Ryedale, and the 

particular local circumstances that affect the delivery of housing, it is 
considered that the above comments should be forwarded to Government on 
behalf of the District Council. Furthermore, a Member’s Briefing is required to 
consider the range of options available to the Council, in the light of the Green 
Paper and associated initiatives, to achieve the delivery of housing to meet 
local needs.   

 
Background Papers:  Department for Communities and Local 

Government: Homes for the future: more 
affordable, more sustainable (The Housing Green 
Paper 2007) – see 
http://www.communities.gov.uk/documents/housing
/doc/Homesforthefuture  

 
OFFICER CONTACT: Please contact Julian Rudd, Forward Planning & 

Economic Development Manager if you require any 
further information on the contents of this report. 
The officer can be contacted on 01653 600666 ext 
327 and via julian.rudd@ryedale.gov.uk   
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