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Summary

· Planning obligations for affordable housing are now agreed on almost all ‘above threshold’ residential sites;
· Nearly two thirds of all new affordable homes are delivered on S106 sites;
· A large proportion of the new homes agreed are delivered;
· This success has been due to the buoyant private market of the ‘noughties’, clearer policy and better practice of local planning authorities (LPAs) and the increased numbers of shared ownership homes (which require less subsidy);
· More recently the numbers agreed and completed have fallen whilst there has been an increase in the proportion which are social rented homes, but the numbers are still much higher than at the beginning of the last decade;
· Despite significant financial contributions by developers the successful delivery of affordable housing on s106 sites also needs significant public subsidy, RP debt funding and reserves;
· The introduction of CIL, allied with less favourable market conditions, new approaches to funding affordable homes and new policies in the draft National Planning Policy Guidance, may combine to reduce the numbers of new affordable homes secured through planning obligations.

Introduction
The Committee is inquiring into how new housing supply can be financed, especially within the new economic and financial environment facing private and public sectors.  We are pleased to respond to the Committee’s Inquiry and our memorandum looks specifically at the role that planning obligations have played to date in providing private finance as well as land for new affordable housing and assesses whether, in the light of recent changes, such as Community Infrastructure Levy (CIL), the funding made available through planning obligations in the past is likely to continue.  

Background
S106 planning obligations have a long history.  Initially they were confined to site mitigation and off-site infrastructure, but their use grew significantly in the 1980s because of reduced public expenditure for traditional public sector off site responsibilities and because using obligations to require developers to pay for the social costs of their new schemes (e.g. off-site roads) was seen as legitimate.  Moreover, given the risks that developers could also be asked to pay for needs that were not ‘caused’ by new development, government policy required obligations to meet specific tests of reasonableness.  Using obligations to secure new affordable homes came later.  Following limited experimental use by LPAs in the late 1970s and early 1980s, the government endorsed this, initially in 1989 for rural exceptions schemes and later in 1991 on all large (i.e. above threshold) residential development sites.  This endorsement has been included in all subsequent government planning policy guidance on housing.
Provided LPAs establish the need for new affordable homes in local plans they can seek contributions from developers of all above threshold sites (and for smaller ones if their plans specify), provided the sites remain viable.  Where developers are not prepared to make the provision, LPAs may refuse permission for the whole of the proposed development.  They can set plan wide and site specific targets for the numbers of new affordable homes and sometimes also specify financial contributions, typically either free land for the subsequent provider of the affordable homes (usually a registered provider [RP] like a housing association) or specifying the price at which completed dwellings should be sold, usually the price that RPs can pay without public subsidy. However, not all LPAs negotiate financial contributions and many only specify the numbers of dwellings required (see Monk, et al, 2008).  
Although developers can provide contributions on sites other than the ones for which they seek permission or make commuted payments to enable LPAs to secure provision on other sites, policy has been closely tied to governments’ mixed communities agendas.  Thus on-site provision of affordable homes on private sector development sites has been much preferred.  Policy permits LPAs to negotiate a wide range of affordable homes for rent and for intermediate tenures (such as shared ownership) but no longer includes low cost market housing, partly because of the difficulties of securing the latter in perpetuity (Monk & Whitehead eds, 2010).   
If the ‘burden’ of funding obligations reduces the price developers are willing to pay for land, obligations are a de facto method of ‘taxing’ development values.  Landowners receive less for their land than if no obligations had been placed on developers and developers use this financial benefit to defray their obligations to LPAs.  Because obligations are usually secured after negotiations between developers and LPAs they are, in effect, are locally negotiated levies hypothecated for local needs (in contrast to national levies on development values where the tax rate is set nationally and collected by a national agency with no hypothecation).  
Whether planning obligations are an efficient and fair way of funding new affordable homes depends on a number of factors.  Negotiations can impose additional costs on developers which can be seen as deadweight while the obligations to provide a mix of private and affordable homes may impact on the total private sector output and the types of homes produced.  
In equity terms, obligations transfer responsibility for supply side housing subsidies from tax payers to owners of (mainly) above threshold development sites.  Justification for this can be placed on the ‘taxing’ of ‘betterment’ (the land value increments that arise when planning permission is granted) earned where the supply of new homes is constrained, resulting in higher house prices and higher land values than in an unconstrained planning context.  Low income households lose out whilst owners of development land benefit and RPs have to pay high prices for land.  Hence using S106 to secure affordable homes can be seen as the pursuit of equity, taxing the beneficiaries of constrained planning policy to improve the housing circumstances of the low income households resident in these areas.

Planning obligations and affordable housing secured: 1999-2010
In this section we summarise the findings of the research we done over the last decade examining planning obligations in general (Crook et al, 2006, 2008, 2010) and its use to secure affordable housing in particular (Crook et al, 2002, 2006; Crook & Whitehead, 2010; Monk et al, 2005, 2006, 2008; Monk & Whitehead, 2010; Whitehead et al, 2005).  Where possible, we have also used readily available data to update some of the findings[footnoteRef:6].   [6:  The most recent set of data on affordable housing comes from DCLG’s HSSA statistics and the latest available data is for 2009-10 (that for 2010-11 is unlikely to be available until November 2011).] 

Total numbers of planning agreements and obligations 
Until this century planning agreement obligations were tied to very small proportions of planning permissions.  While surveys in the 1990s noted a growing use, the numbers of agreements still covered only 1% to 2% of all non-householder[footnoteRef:7] permissions (see sources quoted in Crook et al, 2010).  [7:  Householder planning consent is required for proposals to alter or extend a single house, or for works within the boundary or garden of a single house. All other consents are here referred to as ‘non-householder’ permissions.] 

This century has seen a marked increase.  Surveys from 2003-04 to 2007-08 (Crook et al, 2006, 2008, 2010) showed that between 6% and 7% of all non-householder planning permissions had agreements for obligations. The upward trend since the 1990s is due to the growing use of obligations for affordable housing having a knock-on effect in securing more obligations to meet other needs such as education (Crook et al, 2008, 2010).  The average number of agreements made annually by each LPA in England rose from 25 in 2003-04 to 30 in 2007-08 with major variations between and within different types of local authority, despite otherwise similar market pressures and socio economic circumstances (see below).
The majority of the S106 agreements are for housing developments rising from 18 per LPA in 2003-04 to 22 in 2007-08. Although this represented only 14% of all housing permissions over the period, the proportion was much higher for major developments (10 dwellings or more), rising from 40% to 51% over the five years.  They also cover almost all large housing ones (in 2007-08 this included over 90% of those with more than 50 dwellings). The proportion was much higher in southern England than elsewhere, covering over two thirds of all major dwelling permissions in these regions compared with about one third elsewhere.  This is because development pressure, development values and affordable housing needs are greater in southern England than elsewhere.  Almost all (90 percent) were delivered in kind and not as commuted payments.  
Since 2007-08 the global economic recession has been reflected in a fall in planning applications received and permissions given, albeit with a slight upturn in 2010-11.  This reduces the opportunities for LPAs to negotiate obligations for affordable housing.  In 2007-08 planning permission was given for 6,300 major residential applications, falling to 3,800 in 2009-10, with a small upturn to 4,200 permissions in 2010-11.    
Numbers and tenure of new affordable homes secured through planning obligations
Table 1 shows the increase in new affordable homes approved through S106 obligations, rising from just under 14,000 in 1998-99 to over 48,000 in 2007-08.  Increases occurred in all regions but especially in the four southern regions, accounting for over 70 percent of new approvals.  Permissions fell to 35,500 in 2008-09 but then recovered to just over 38,000 in 2009-10. Despite this being lower than the peak year of 2007-08, it was still much higher than in 2003-04 when land values were approximately the same as in 2009-10 (see below). This suggests that local authorities were managing to sustain the numbers of affordable units delivered through s1`06 agreements despite the economic crisis. 
Our evidence suggests that 80 percent of what is agreed with developers is ultimately delivered (Monk et al, 2006; Crook et al, 2010).  Where delivery fell short of the agreement, this was generally related to changes to large residential schemes and also to the recent slower pace of development (usually provided for in ‘cascade’ clauses in agreements).  Table 2 shows that completions have risen from just over 9,000 dwellings in 1999-2000 to just over 32,000 in 2008-09 but falling to 29,000 in 2009-10, consistent with the fall in approvals a year before.  
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Table1: Approvals of new affordable homes on sites where planning permission has been subject to a S106 agreement

	Region
	1998/99
	1999/00
	2000/01
	2001/02
	2002/03
	2003/04
	2004/05
	2005/06
	2006/07
	2007/08
	2008/09
	2009/10

	North East
	452
	286
	609
	287
	348
	388
	326
	791
	922
	992
	754
	813

	North-West
	716
	1013
	1168
	834
	1533
	1242
	1211
	1817
	1668
	2699
	1570
	2245

	Yorks/Humber
	555
	691
	356
	835
	962
	1427
	1996
	1914
	1860
	1980
	1482
	1982

	East Mids
	845
	1021
	1566
	1418
	2433
	1653
	2795
	2888
	3190
	3956
	2623
	3745

	West Mids
	1759
	1032
	838
	1099
	1532
	3242
	3148
	2933
	3621
	3264
	2655
	2294

	East
	1637
	1978
	1814
	1895
	3598
	5008
	4857
	5696
	8135
	5362
	3915
	4963

	London
	2662
	3508
	3648
	6433
	5853
	9374
	9701
	14061
	13357
	14376
	11099
	10270

	South East
	3806
	3917
	3064
	4013
	5483
	6223
	8363
	7951
	8978
	9977
	7875
	6804

	South West
	1460
	2083
	1705
	1666
	1985
	3078
	4219
	5326
	5437
	5539
	3530
	5022

	ENGLAND
	13892
	15529
	14768
	18480
	23727
	31635
	36616
	43377
	47168
	48145
	35514
	38138



Source: CLG HSSA statistics



Table 2: Completions of new affordable dwellings on sites where planning permission has been subject to a S106 agreement 

	Region
	1999/00
	2000/01
	2001/02
	2002/03
	2003/04
	2004/05
	2005/06
	2006/07
	2007/08
	2008/09
	2009/10

	North East
	442
	290
	206
	160
	133 
	186
	269
	594
	450
	504
	871

	North-West
	550
	777
	785
	733
	812
	631
	1097
	624
	998
	1016
	1145

	Yorks/Humber
	289
	336
	502
	515
	760
	681
	1039
	797
	1009
	878
	437

	East Mids
	691
	778
	761
	1155
	898
	1294
	1914
	2089
	2605
	2601
	2471

	West Mids
	1029
	660
	985
	1117
	1199
	1672
	2046
	1610
	1950
	2314
	2046

	East
	1194
	1103
	1511
	1780
	2426
	2710
	3229
	4018
	4236
	4216
	4607

	London
	1842
	1958
	1904
	3153
	3895
	3725
	4981
	7468
	6774
	9851
	8212

	South East
	2553
	2298
	2394
	2923
	3577
	5327
	6168
	5569
	5884
	7439
	5912

	South West
	654
	1097
	1255
	1056
	2680
	1949
	3126
	3069
	3204
	3476
	3366

	ENGLAND
	9244
	9297
	10303
	12592
	16380
	18175
	23869
	25838
	27110
	32286
	29067


Source: CLG HSSA Statistics



Figure 1: Completions of all new affordable housing and S106 affordable completions

Source: CLG HSSA statistics
Figure 1 shows that the majority of all new affordable homes completed are now delivered through S106 obligations, increasing from 21 percent in 1999-00 to a peak of 65 percent in 2006-07, though falling back slightly afterwards.  This increase is as much the result of a fall in completions on other sites (‘non S106 sites’) as it is to the increase in S106 completions, which suggests that S106 was replacing, rather than adding to, the total of completions of affordable homes in the early years of the last decade.  


Table 3: Tenures of affordable completions on S106 sites by region
	Tenure
			Rent
	
	Shared ownership
	
	Other tenures (1)
	

	Year
	2001/02
	2005/06
	2007/08
	2008/09
	2009/10
	2001/02
	2005/06
	2007/08
	2008/09
	2009/10
	2001/02
	2005/06
	2007/08
	2008/09
	2009/10

	North East
	83
	73
	80
	73
	66
	13
	24
	17
	24
	9
	4
	3
	3
	3
	25

	North West 
	63
	46
	29
	57
	67
	11
	37
	49
	37
	20
	26
	17
	22
	6
	13

	Yorks/Humber
	88
	63
	54
	66
	71

	9
	24
	39
	26
	
10
	3
	13
	7
	7
	19

	East Mids 
	59
	54
	50
	64
	59
	13
	40
	43
	32
	23
	28
	6
	7
	4
	19

	West Mids 
	69
	50
	49
	62
	67
	6
	34
	41
	31
	19
	25
	16
	10
	7
	14

	East 
	90
	65
	64
	67
	68
	5
	27
	33
	28
	25
	5
	8
	3
	5
	7

	London 
	75
	68
	63
	49
	63
	20
	29
	37
	41
	34
	5
	3
	<1
	10
	3

	South East
	78
	57
	57
	55
	66
	20
	35
	41
	38
	30
	2
	8
	2
	7
	3

	South West
	82
	60
	55
	65
	65
	9
	35
	34
	31
	16
	9
	5
	11
	4
	19

	England 
	77
	60
	57
	59
	65
	13
	33
	38
	35
	26
	10
	7
	5
	7
	9


1 Other tenures include discounted market sale units (up to 2007-08), local authority units and units of unknown tenure
Source: CLG HSSA statistics
  
Table 3 shows the tenure of new affordable homes delivered through S106.  The proportion of social rented units fell nationally from 77% in 2001-02 to 57% in 2007-08 with a revival in 2008-09 and 2009-10. Meanwhile, the proportion that was shared ownership initially rose, although with a slight drop in 2008-09 and a bigger drop in 2009-10. 
The proportions of shared ownership (and other intermediate tenures) rose for four reasons.  First, central government wanted subsidy to lever in as much private finance as possible and to increase the overall numbers of affordable homes.  Shared ownership has required much less Social Housing Grant (SHG) (Table 4).  Second, LPAs faced targets to increase site densities, resulting in smaller flatted accommodation, best used as intermediate homes for smaller households (Whitehead & Crook, 2010; Bibby et al, 2011).  Third, developers were happier to provide intermediate tenures because they regard key workers, and more generally employed households, as good neighbours for market purchasers.  Finally, in a rising market, RPs found intermediate tenures highly profitable with sales proceeds being recycled into additional development.  Many also cross subsidised their bids to provide social rented housing, so intermediate housing played an important role in increasing the overall supply of affordable housing.  
In 2008-09 and 2009-10 these trends were reversed with greater proportions of rented than intermediate homes being completed in almost all regions.  The economic crisis has made shared ownership units harder for RPs to sell, whilst stair-casing has also slowed down. Both have reduced RPs’ capital receipts and impaired their assets, making it much more difficult to fund new shared ownership and to cross subsidise rented homes on S106 sites.  At the same time the HCA’s counter-cyclical ‘Kick Start’ programme increased funding for social rented housing.  
The value of obligations for affordable housing
The total nominal value of all obligations (including affordable housing) rose from £1.9bn in 2003-04 to £3.9bn in 2007-08.  If the value of land contributions (apart from affordable housing) and for obligations related to minerals and waste is included, the total rose from £3.9bn in 2005-06 to £4.9bn in 2007-08 (data on these latter obligations were not collected in 2003-04).  
Approximately half was for affordable housing, rising from £1.2bn in 2003-04, to £2bn in 2005-06 and to £2.6bn in 2007-08. Extrapolating for the two years not surveyed, the total value of the affordable housing agreed between 2003-04 and 2007-08 was £10.3bn (at 2007-08 prices). This was worth on average £54k per dwelling in 2007-08.
Despite these contributions, they have not wholly replaced the need for public funding, nor for contributions from RPs’ reserves. Affordable dwellings are funded by a combination of developers’ contributions, SHG, loans and reserves. The proportions vary considerably between sites, depending on market factors, the clarity of planning policy, the extent of other obligations sought, negotiating strengths of the parties involved and the type of affordable housing agreed – with shared ownership generally requiring considerably less SHG (Crook et al, 2002; Crook & Whitehead, 2010; Monk et al, 2008; Whitehead et al, 2005). In 2005, the range of developer contributions for social rented housing on s106 sites ranged from 32% to 55% of the total development costs (Whitehead et al, 2005).  Developer contributions are generally at their greatest where LPAs’ affordable housing policies require that completed dwellings are sold to RPs at prices that reflect dwellings’ discounted net rental streams (Monk et al, 2008).
Three quarters of affordable homes on S106 sites have needed SHG since 1999-2000 and market factors have been keys to the need for public subsidy.  Most S106 sites are in areas where land values are at their highest.  Despite the size of developer contributions, SHG is still required to ensure that dwellings are truly affordable. S106 sites are in areas where RPs did not, in the past, build new homes because land prices were too high (Crook, et al 2006). S106 brings down these prices to what RPs can afford within subsidy cost limits (Whitehead et al 2005).
Another key factor has been the tenure of the affordable housing (Table 4).  Shared ownership has required less public subsidy than social rented housing.  Subsidy also varies by region, regardless of the tenure involved.  Where ‘zero grant’ on s106 sites policies have been pursued (e.g. Yorkshire & Humberside) large proportions of affordable homes have been delivered without subsidy.  The overall economic environment is crucial and the proportions delivered without public subsidy fell in 2009-10, with falling development values.

















Table 4: Proportion of new affordable homes completed by RPs on S106 sites without public subsidy
	Region
	Rented 
05/06
	Rented
 07/08
	Rented
 08/09
	Rented
 09/10
	Shared Ownership 05/06
	Shared Ownership 07/08
	Shared Ownership 08/09
	Shared Ownership 09/10

	North East
	0
	8
	13
	0
	91
	28
	3
	0

	North West
	20
	28
	26
	9
	47
	52
	32
	4

	Yorks & Humber
	42
	62
	69
	77
	80
	77
	88
	93

	East Mids
	15
	14
	13
	12
	24
	29
	23
	13

	West Mids
	45
	58
	38
	20
	66
	73
	51
	13

	East
	12
	22
	25
	8
	30
	33
	31
	4

	London
	13
	12
	2
	6
	16
	19
	3
	7

	South East
	9
	5
	3
	3
	25
	19
	15
	10

	South West
	16
	20
	24
	13
	29
	32
	33
	12

	England
	16
	18
	12
	9
	32
	31
	18
	9


Source: CLG HSSA statistics

Variations in Local Authority practice
 As well as variations in market context between different LPAs there are also differences in local policies and practices. Such variations reflect differences in formal and informal policy between authorities, and the skills and negotiating experience of staff (Crook et al, 2006, 2008, 2010).. 
A series of good practice studies (e.g. Audit Commission, 2006; CLG, 2006) and our own evidence shows that the growing formalisation of policy and adoption of good practice increases LPAs’ abilities to successfully negotiate obligations. By 2007-08 almost all authorities had formal policies on planning obligations in place and there were statistical relationships between the adoption of commonly accepted good practices (e.g. standard charges) and the numbers of agreements, obligations and their value. ‘Good practice’ local authorities also had more obligations delivered (Crook et al, 2010).  
This all suggests that by adopting good practice, LPAs were in a strong position to  take advantage of the buoyant market during the early and mid 2000s, hence the growing (but still modest) significance of market factors in explaining differences.  It also suggests that good practice has been a key factor enabling new affordable homes to be secured through s106 even in the more difficult market circumstances of the latest economic crisis and that local policy and practice will be as critical a factor as market factors in determining outcomes under the new CIL and scaled back s106 regime.

The future: changes to the market and policy
Two crucial changes (to the market and to policy) will impact on the ability of S106 to deliver affordable homes in the future.  
First, the private market has experienced a downturn following the global economic crisis, reflected in a significant reduction in residential land values (see Figure 2).

Figure 2: Average bulk (2 hectares) residential land values in England & Wales (outside London) 2000 to 2009



Source: Valuation Office Agency Property Market Reports

The average reached by January 2009 then stabilised at that figure for both January 2010 and 2011.  Although values have thus fallen considerably from their January 2008 peak, they are still higher than in the Spring of 2000 (Figure 2) and it was over the subsequent period of rising values that LPAs were able to extract significant amounts for planning obligations.  There has also been a fall in planning applications received and permissions given since 2007-08, albeit with a slight upturn in 2010-11, reducing opportunities for LPAs to negotiate obligations for affordable housing.  In 2007-08 planning permission was given for 6,300 major residential applications, falling to 3,800 in 2009-10, with a small upturn to 4,200 permissions in 2010-11    
Second, we are moving into a period of significant policy change – and the uncertainty it brings.  Despite reforms to planning obligations policy being regularly mooted in the recent past, the ‘noughties’ was a period of some stability in the ruling policy and legal framework for planning obligations.  During this period critics of S106 argued that planning agreements lacked transparency and accountability, that negotiations were slow and made outcomes uncertain, that there was a growing disconnect between the obligations sought by LPAs and the development proposed and that there was a problem of free riders (i.e. the first developer of a new residential area risked paying for all the infrastructure required, with developers of subsequent stages benefiting from this at no cost to themselves).
Some of these criticisms were addressed by putting s106 policies into statutory plans (making them more transparent and accountable), by standard charging (reducing negotiations and increasing certainty), by the five tests of reasonableness (ensuring legitimacy), and by allowing pooling of obligation receipts, but there were also consultations about more fundamental reforms, including a move to a tariff style system and a Planning Gain Supplement. 
In the end a Community Infrastructure Levy (CIL) was introduced, coming into operation in April 2010 and giving ‘charging authorities’ (primarily LPAs) a discretionary power to raise a levy on all new development to fund sub-regional and local infrastructure.  If a LPA chooses to charge a levy, it will decide on the charge itself, subject to public examination, taking account of the infrastructure needed, what funding is available from other sources and the viability of development in its area.  CIL will then run alongside S106, scaled back to address site mitigation and affordable housing, and this scaling back will happen everywhere after 2014, regardless of whether a LPA had adopted a CIL by then. 
These new provisions explicitly accept that gains in development value should be used to fund infrastructure, that a close ‘rational nexus’ between a specific development and its specific infrastructure needs is no longer necessary to do this and that an ‘averaging’ approach to charging for infrastructure is desirable. This represents a considerable break with the S106 system described above. It increases equity, certainty, speed, transparency and accountability in using development value to fund infrastructure. But a key concern is whether the new provisions will hinder the use of scaled back S106 to secure new affordable homes. 
There are also five other changes relevant to the potential impact of CIL on affordable housing provision.  First, CIL was introduced by the previous government and the Coalition government has modified the approach by requiring LPAs to give some of the CIL proceeds to the local communities where development takes place (hoping this will overcome some of the objections to new development).  Second, it has removed Regional Spatial Strategies from the hierarchy of planning policy and plans and placed all responsibility for local planning policies about meeting about housing need (including affordable housing need) in the hands of LPAs. Third, and in the hope that it will incentivise LPAs to grant more housing permissions, the Coalition has also introduced a New Homes Bonus for LPAs in the form of a fiscal incentive paid as additional council tax income for six years for each new home built (and 125 percent of the tax income for each new affordable home).  Fourth, although the substantial simplification of national planning policy guidance continues the existing endorsement of using planning obligations to secure affordable housing, it proposes to remove the national site threshold, to allow rural councils to permit an element of market housing development where this would facilitate the provision of more affordable homes, and to enable LPAs to decide on appropriate definitions of affordable needs when preparing their plans. Finally, the Homes & Communities Agency (HCA) has stated that in future no grant will be paid on S106 schemes.  This considerably strengthens its recent ‘default’ policy of ‘zero grant’ with strong justifications needed for any payment, for example because of exceptional costs or special circumstances (such as the extra costs of building in conservation areas, small rural sites or on sites needing substantial remediation). 

The impact of Community Infrastructure Levy: a preliminary assessment
It is difficult to predict impact because of the changed economic environment as well as the policy change but there are risks to securing contributions for affordable housing because, where CIL is charged, it will be fixed, not negotiated, so only the residual development value left over will be available for negotiating site mitigation and affordable housing contributions.  LPAs are required to take the viability of sites to support affordable housing obligations when fixing the levy, but because of continuing concerns that not enough will be left over for affordable housing the Government has indicated that it would consider permitting CIL funds to be used for affordable housing (legislation would allow this but currently it is prohibited by the CIL regulations).
Recent research with LPAs (Burgess et al, forthcoming) found that whilst CIL is broadly welcomed, there is a lot of uncertainty about the interface with s106 and the impact on how much affordable housing will be secured. Most LPAs were concerned about the overall funding gap for infrastructure, because what is collected through CIL will not be sufficient to meet all costs, and given this they recognised that there will be a trade off between what can be secured through CIL, and what can be secured for affordable housing. This will be a balancing act and the balance between what is sought for infrastructure through CIL and what affordable housing is sought through s106 will come down, not simply to viability, but to local political priorities. There is not only a trade off between what it is viable to secure through both the CIL and s106, but an opportunity cost in that the greater the proportion of affordable housing sought, the less can be secured through the CIL as it cannot be charged on affordable housing. Although there have been suggestions of using the CIL to collect contributions for affordable housing (and the government is currently consulting on this), but this was largely criticised by LPAs, mainly because it would not deliver on site affordable housing and would not support the development of mixed communities.
There will also be uncertainty while authorities decide whether or not to introduce CIL, at what level and how it is split between local neighbourhoods and sub regional and other infrastructure. If insufficient goes to the latter this may undermine provision of the infrastructure needed to support new homes. On the positive side, drawing in all sites to pay CIL should in principle enable more funds to be raised than was secured by s106 on only large sites in the past. This may allow a lower charge for CIL than the de facto ‘s106 rate’ used on a much smaller number of large sites with planning agreements. If so, the amount left over for affordable housing may not be so badly reduced. 
But given that development values have fallen so substantially since the credit crunch, it may well take a significant recovery in the market before scaled back s106 can deliver the amounts of affordable homes secured in the past.  But as our evidence also shows how important to securing obligations it is to have effective policy and practice in place as well as to have high land values local policy and practice will be as crucial in the future as in the past.  This may become more challenging and uncertain in the future because the draft National Planning Policy Framework removes the thresholds above which affordable housing should be required and gives LPAs much more autonomy in deciding on needs.  
If the new market environment and new policy arrangements reduce the funds available for affordable housing, there will be pressure to secure more intermediate housing, and also demands on SHG to support contributions in the areas of greatest pressure. So we may have witnessed the end of an era when large amounts of funding was secured through S106 for urgently needed social rented housing, although it is still too early to be certain.
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1.2

		LA Family		Number of LAs

		Established Urban Centres (EUC)		30

		Rural England (RE)		119

		Rural Towns (RT)		57

		Prosperous Britain (PB)		76

		Urban England (UE)		46

		Urban London (UL)		26

		Total		354

		Table 1.2: Local authority families in England used in the study





Fig 1.1

		Figure 1.1: Total number of non-householder permissions given by planning authorities in England, 1998 to 2005-06





Fig 1.2





Fig 1.3

		England and Wales (excluding London)

		Date		Bulk Land Value

		Spri-00		£1,080,000

		Aut-00		£1,150,000

		Spri-01		£1,250,000

		Aut-01		£1,310,000

		Spri-02		£1,400,000

		Aut-02		£1,580,000

		Spri-03		£1,750,000

		Aut-03		£1,910,000

		Jan-04		£2,030,000

		Jul-04		£2,290,000

		Jan-05		£2,460,000

		Jul-05		£2,520,000

		Jan-06		£2,600,000

		Jul-06		£2,700,000

		Jan-07		£2,810,000

		Jul-07		£2,910,000

		Jan-08		£2,950,000

		Jul-08		£2,480,000

		Jan-09		£1,990,000



Bulk Land Value	Spri-00	Aut-00	Spri-01	Aut-01	Spri-02	Aut-02	Spri-03	Aut-03	Jan-04	Jul-04	Jan-05	Jul-05	Jan-06	Jul-06	Jan-07	Jul-07	Jan-08	Jul-08	Jan-09	1080000	1150000	1250000	1310000	1400000	1580000	1750000	1910000	2030000	2290000	2460000	2520000	2600000	2700000	2810000	2910000	2950000	2480000	1990000	

1.3

		Table 1.3: Response rate by local authority families

						2003-04				2005-06				2007-08

		LA Family		Number of LAs		No.		Rate		No.		Rate		No.		Rate

		EUC		30		8		27%		12		40%		10		33%

		RE		119		33		28%		30		25%		46		39%

		RT		57		15		26%		19		33%		23		40%

		PB		76		29		38%		37		49%		38		50%

		UE		46		16		35%		17		37%		21		46%

		UL		26		8		31%		11		42%		13		50%

		Total		354		109		31%		126		36%		151		43%





1.4

		Table 1.4: Response rate: Regions

						2003-04				2005-06				2007-08

				Number of LAs		No.		Rate		No.		Rate		No.		Rate

		North East		23		7		30%		5		22%		6		26%

		North West		43		10		23%		12		28%		18		42%

		Yorks and Humber		22		7		32%		6		27%		8		36%

		East Midlands		39		14		36%		16		41%		16		41%

		West Midlands		33		16		48%		15		45%		12		36%

		East		49		13		27%		12		24%		25		51%

		South West		45		10		22%		7		16%		15		33%

		South East		67		22		33%		36		54%		33		49%

		Greater London		33		10		30%		17		52%		18		55%

		Total		354		109		31%		126		36%		151		43%





Fig 1.4

		Figure 1.4: Permissions per 1000 population for all types of developments by responding and non-responding authorities  2005-06

				Maj Dwelling		Maj Office		Maj Industrial		Maj Retail		Maj Other		Min Dwelling		Min Office		Min Industrial		Min Retail		Min Other

		Respondents		28.1636475709		4.2399357585		4.9540158709		2.7557861878		19.8028631574		164.0527376858		19.3734050961		12.0956949434		61.0439497209		245.2335639184

		Non-Respondents		22.9440947286		3.249218591		3.5152053712		2.5945189913		16.1233681272		138.2585882302		12.4469635294		9.9607308658		43.9026594559		181.5755047054



Respondents	Maj Dwelling	Maj Office	Maj Industrial	Maj Retail	Maj Other	Min Dwelling	Min Office	Min Industrial	Min Retail	Min Other	28.163647570939187	4.2399357585062729	4.9540158709288846	2.7557861877960943	19.802863157418511	164.05273768575103	19.373405096058271	12.095694943385761	61.043949720852069	245.23356391844837	Non-Respondents	Maj Dwelling	Maj Office	Maj Industrial	Maj Retail	Maj Other	Min Dwelling	Min Office	Min Industrial	Min Retail	Min Other	22.944094728578477	3.2492185909923559	3.515205371248026	2.594518991267603	16.123368127235192	138.25858823016307	12.446963529400369	9.960730865776954	43.902659455897037	181.57550470541497	







Fig 1.5

		Figure 1.5:  Major residential permissions per 1000 population by responding and non-responding authorities 1998-2004





Fig 2.1





2.1

		Table 2.1: Planning agreements in 2003-04 and 2005-06 by local authority families and by regions



		Average Agreements per Authority

		LA Family		2003-04		2005-06		2007-08		Change 2003-04 to 2007-08		% Change 2003-04 to 2007-08		Rank by % change

		EUC		13.8		25.5		25		11.2		81.16%		2

		RE		26.9		13.8		21.8		-5.1		-18.96%		6

		RT		15.1		17.1		12.9		-2.2		-14.57%		4

		PB		33.9		28.3		27.6		-6.3		-18.58%		5

		UE		19.3		35.1		29.5		10.2		52.85%		3

		UL		25.9		41		47.5		21.6		83.40%		1

		Total		25		25.7		25.5		0.5		2.00%



		Average Agreements per Authority

		Region		2003-04		2005-06		2007-08		Change 2003-04 to 2007-08		% Change 2003-04 to 2007-08		Rank by % change

		North East		7.4		8.8		9.7		2.3		31.08%		4

		North West		10.1		12.2		9.4		-0.7		-6.93%		5

		Yorks and Humber		39.3		62.3		27.4		-11.9		-30.28%		8

		East Midlands		10.2		18.1		7.7		-2.5		-24.51%		7

		West Midlands		15.3		18.8		26.6		11.3		73.86%		1

		East		18.7		12.4		28.2		9.5		50.80%		3

		South West		48.5		19.6		37.9		-10.6		-21.86%		6

		South East		42.2		27.6		27.5		-14.7		-34.83%		9

		Greater London		25		39.1		41.3		16.3		65.20%		2

		Total		25		25.7		25.5		0.5		2.00%









2.2

		Table 2.2: Number of agreements per authority by size of development

										Change 2003-04 to 2007-08				Change 2005-06 to 2007-08

		Development		2003-04		2005-06		2007-08		Number		%		Number		%

		All Developments		24.97		25.7		25.4		0.4		1.62%		-0.3		-1.27%

		All Dwellings		18.3		19.9		19.7		1.4		7.83%		-0.2		-0.84%

		Major Dwellings		8.1		11		8.9		0.8		10.45%		-2.1		-18.67%

		Minor Dwellings		10.2		8.9		10.8		0.6		5.75%		1.9		21.20%

		Major Commercial		1.9		2.3		1.8		-0.1		-4.56%		-0.5		-21.16%

		All Other Major 		1		1.9		2.0		1.0		104.67%		0.1		7.72%





Fig 2.2

		Figure 2.2:  Average number of planning agreements per planning authority

		Development		2003-04		2005-06		2007-08

		All Developments		24.97		25.7		25.4

		All Dwellings		18.3		19.9		19.7

		Major Dwellings		8.1		11		8.9

		Minor Dwellings		10.2		8.9		10.8

		Major Commercial		1.9		2.3		1.8

		All Other Major 		1		1.9		2.0



2003-04	All Developments	All Dwellings	Major Dwellings	Minor Dwellings	Major Commercial	All Other Major 	24.97	18.3	8.1	10.199999999999999	1.9	1	2005-06	All Developments	All Dwellings	Major Dwellings	Minor Dwellings	Major Commercial	All Other Major 	25.7	19.899999999999999	11	8.9	2.2999999999999998	1.9	2007-08	All Developments	All Dwellings	Major Dwellings	Minor Dwellings	Major Commercial	All Other Major 	25.373333333333335	19.733333333333334	8.9466666666666672	10.786666666666667	1.8133333333333332	2.0466666666666669	



2.3

				2003/4		2005/6		2007/8

		Major Developments

		Dwellings		40.00%		47.73%		49.32%

		Offices / R&D / light industry		20.40%		27.11%		19.71%

		General industry / storage 		12.00%		10.78%		11.02%

		Retail, distribution etc		21.40%		31.97%		33.92%

		All other major development		7.50%		16.09%		13.35%

		Minor Developments

		Dwellings		9.20%		7.17%		8.09%

		Offices / R&D / light industry		2.60%		1.95%		2.95%

		General industry / storage 		0.90%		0.95%		2.25%

		Retail, distribution etc		1.80%		0.84%		0.71%

		All other minor developments		1.80%		0.50%		0.52%

		All Developments

		All Dwellings		13.90%		13.53%		13.03%

		All Offices / R&D etc		5.80%		6.77%		6.71%

		All General industry etc		3.40%		3.64%		4.69%

		All Retail, distribution etc		3.70%		2.84%		2.39%

		All other development		2.30%		1.51%		1.54%

		Percentage of All Permissions with Agreements		6.90%		6.36%		6.16%





2.4

		Table 2.4: Proportion of planning permissions granted with planning agreements by family



				Major						Minor						All

				D		C		O		D		C		O		D		C		O		Developments

		EUC		46.3%		29.2%		21.3%		1.7%		0.8%		0.2%		15.0%		4.5%		1.4%		5.4%

		L		78.8%		20.1%		42.8%		9.5%		0.8%		1.3%		15.0%		3.2%		3.8%		7.7%

		PB		56.4%		26.4%		13.2%		11.6%		3.4%		0.6%		15.8%		6.4%		1.7%		8.2%

		RE		43.8%		13.4%		7.4%		8.1%		1.6%		0.4%		11.4%		3.5%		0.9%		6.0%

		RT		37.3%		17.9%		6.7%		6.4%		0.4%		0.4%		11.6%		3.0%		1.0%		5.3%

		UE		47.6%		17.5%		8.7%		4.2%		1.6%		0.3%		11.4%		3.6%		1.1%		5.7%

		ALL		49.3%		19.7%		13.4%		8.1%		1.5%		0.5%		13.0%		4.0%		1.5%		6.2%



























Fig 2.4

		Figure 2.4: Proportion of major dwelling and commercial permissions with planning agreements by local authority family

				Major

				Dwelling		Commercial

		EUC		46.3%		29.2%

		L		78.8%		20.1%

		PB		56.4%		26.4%

		RE		43.8%		13.4%

		RT		37.3%		17.9%

		UE		47.6%		17.5%

		ALL		49.3%		19.7%



Dwelling	EUC	L	PB	RE	RT	UE	ALL	0.46302250803858519	0.78801843317972353	0.5636363636363636	0.43831640058055155	0.37313432835820898	0.47626112759643918	0.49320102903344359	Commercial	EUC	L	PB	RE	RT	UE	ALL	0.29192546583850931	0.20075757575757575	0.26395939086294418	0.13437499999999999	0.1791907514450867	0.17490494296577946	0.19738751814223512	

Fig 2.5

				Major Dwelling		Major Commercial

		NE		23.1%		15.2%

		NW		35.6%		8.3%

		Y		32.0%		14.7%

		WM		51.1%		26.0%

		EM		31.6%		10.1%

		E		53.5%		20.5%

		SW		55.3%		24.0%

		SE		64.4%		28.6%

		L		69.0%		22.2%

		ALL		49.3%		19.7%



Major Dwelling	NE	NW	Y	WM	EM	E	SW	SE	L	ALL	0.23076923076923078	0.3559322033898305	0.31979695431472083	0.51147540983606554	0.31550802139037432	0.53453453453453459	0.55287009063444104	0.64421052631578946	0.6902356902356902	0.49320102903344359	Major Commercial	NE	NW	Y	WM	EM	E	SW	SE	L	ALL	0.15151515151515152	8.3333333333333329E-2	0.14655172413793102	0.26	0.10101010101010101	0.2046783625730994	0.23972602739726026	0.2857142857142857	0.22181818181818183	0.19738751814223512	

2.5

				Major						Minor						All

				D		C		O		D		C		O		D		C		O		All Development

		NE		23.1%		15.2%		15.5%		1.9%		1.1%		0.1%		7.3%		3.2%		1.3%		3.2%

		NW		35.6%		8.3%		5.8%		1.5%		0.8%		0.3%		8.5%		1.9%		0.6%		2.9%

		Y		32.0%		14.7%		1.9%		2.5%		2.0%		0.3%		7.8%		3.4%		0.4%		4.0%

		WM		51.1%		26.0%		17.6%		5.7%		0.9%		0.2%		14.3%		5.2%		1.4%		6.1%

		EM		31.6%		10.1%		7.7%		1.2%		0.3%		0.7%		4.0%		1.7%		1.3%		2.8%

		E		53.5%		20.5%		7.3%		12.9%		3.3%		0.5%		16.7%		6.2%		1.0%		9.1%

		SW		55.3%		24.0%		12.7%		9.8%		1.1%		0.4%		14.5%		4.5%		2.0%		8.8%

		SE		64.4%		28.6%		12.7%		10.4%		2.3%		0.7%		15.9%		5.5%		1.6%		8.4%

		L		69.0%		22.2%		34.4%		9.6%		1.1%		0.9%		14.7%		3.5%		2.9%		7.1%

		ALL		49.3%		19.7%		13.4%		8.1%		1.5%		0.5%		13.0%		4.0%		1.5%		6.2%





2.6

		Table 2.6: Proportion of authorities in which 40% or less of planning permissions are accompanied by planning agreements

				2003-04		2005-06		2007-08

		All		49%		48%		58%





2.7

		Table 2.7:  Proportion of authorities in which 40% or less of planning permissions are accompanied by planning agreements by family

		By Family

				Percentage of Authorities		Difference from Average		Rank

		EUC		60%		2%		3

		L		83%		25%		1

		PB		76%		18%		2

		RE		44%		-14%		6

		RT		52%		-6%		4

		UE		50%		-8%		5





2.8

		Table 2.8:  Proportion of authorities in which 40% or less of planning permissions are accompanied by planning agreements by region

				Percentage of Authorities		Difference from Average		Rank

		North East		33%		-25%		6=

		North West		33%		-25%		6=

		Yorkshire and Humber		13%		-46%		9

		West Midlands		75%		17%		2

		East Midlands		29%		-29%		8

		East of England		68%		10%		4

		South West		62%		4%		5

		South East		72%		14%		3

		Urban London		76%		18%		1











2.9

		Number of Planning Agreements in each size category				Percentage of all Agreements in each size category

						All		EUC		RE		RT		PB		UE		L

		0-15 Units		2303		68.00%		23.70%		77.30%		60.20%		75.50%		54.30%		63.70%

		16-24 Units		389		11.50%		29.50%		11.10%		11.40%		9.40%		13.20%		7.50%

		25-49 Units		289		8.50%		15.40%		6.90%		10.60%		4.70%		9.60%		14.20%

		50-99 Units		179		5.30%		11.50%		2.90%		6.40%		4.70%		10.40%		5.20%

		100-999 Units		212		6.30%		19.20%		1.60%		11.00%		5.30%		12.10%		8.50%

		Over 1,000 Units		13		0.40%		0.60%		0.20%		0.40%		0.50%		0.40%		0.80%

		Total		3385		100.00%		100.00%		100.00%		100.00%		100.00%		100.00%		100.00%





3.1

		Table 3.1:  Average obligations per agreement by local authority family

				Average Obligations Per Agreement

				2007-08		2005-06		2003-04		Change 2007/8 and 2005/6

		EUC		2.52		1.99		1.38		0.53

		RE		3.22		1.59		1		1.63

		RT		4.51		2.28		1.68		2.23

		PB		3.24		2.8		1.57		0.44

		UE		2.84		2.5		1.96		0.34

		UL		1.62		2.26		1.84		-0.64

		ALL		2.96		2.44		1.45		0.52





3.2

		Table 3.2: Obligations per agreement by region

				Average Obligations Per Agreement

				2007/08		2005/06		2003/04		Change 2007/08 and 2005/06

		North East		4.21		2.68		1.69		1.53

		North West		9.1		2.09		1.5		7.01

		Yorkshire and Humber		2.01		1.57		0.52		0.44

		West Midlands		5.36		2.51		1.55		2.85

		East Midlands		1.48		2.25		2.13		-0.77

		East of England		3.22		2.94		2.65		0.28

		South West		2.55		2.75		1.16		-0.2

		South East		3.3		2.83		1.39		0.47

		Urban London		1.68		2.25		1.81		-0.57

		All		2.96		2.44		1.45		0.52







3.3

		Table 3.3: The number direct payment obligations agreed

				2003/04		2005/06		2007/08

		Number of Responding Authorities		102		126		151

		Total Number Direct Payment Obligations		2545		5785		8016

		Average per Authority		25		46		53





3.4

		Table 3.4: Numbers of direct payment obligations per authority

				2003/04		2005/06		2007/08

		Affordable Housing		0.7		0.9		0.9

		Open Space		11.1		12.5		14.1

		Transport and Travel		7.3		12		12.2

		Community and Leisure		3		6.1		6

		Education		2.5		5.2		4.6

		Other		0.4		9.4		15.3

		ALL		25		46		53.1







3.5

		Table 3.5: Numbers of in-kind obligations per authority

				2003-04		2005-06		2007-08

		Affordable Housing		3.1		5.6		7.6

		Open Space		2.2		1.8		2.5

		Transport and Travel		4.1		4.2		5.1

		Community and Leisure		0.9		0.8		1.4

		Education		0.1		0.1		0

		Other		2.3		2.6		4.9

		ALL		12.8		14.98		21.6





Fig 3.1

		Figure 3.1:  The numbers of obligations by type per authority in 2003-04, 2005-06 and 2007-08

				2003-04		2005-06		2007-08

		Affordable Housing		3.8		6.5		8.5

		Open Space		13.3		14.3		16.6

		Transport and Travel		11.4		16.2		17.3

		Community and Leisure		3.9		6.9		7.5

		Education		2.6		5.3		4.7

		Other		2.7		12		20.1

		ALL		37.8		60.98		74.7



2003-04	Affordable Housing	Open Space	Transport and Travel	Community and Leisure	Education	Other	ALL	3.8	13.3	11.4	3.9	2.6	2.7	37.799999999999997	2005-06	Affordable Housing	Open Space	Transport and Travel	Community and Leisure	Education	Other	ALL	6.5	14.3	16.2	6.9	5.3	12	60.98	2007-08	Affordable Housing	Open Space	Transport and Travel	Community and Leisure	Education	Other	ALL	8.5	16.600000000000001	17.3	7.5	4.7	20.100000000000001	74.7	

4.1

		Table 4.1: The total value of planning obligations in 2005-06

				2005-06		% of Total		2007-08		Difference		% change

		Open Space		£215,684,473		5%		£234,863,533		£19,179,060		9%

		Transport and Travel		£361,956,329		9%		£462,289,953		£100,333,624		28%

		Community and Leisure		£75,439,392		4%		£192,616,712		£117,177,320		155%

		Education		£154,053,871		6%		£270,684,150		£116,630,279		76%

		Other		£149,893,307		4%		£183,563,161		£33,669,854		22%

		County Councils (for direct Planning Approvals)		£10,000,000		0%		£16,000,000		£890,000,000		60%

		Land Contribution		£960,000,000		18%		£900,000,000		£1,654,403,249		-6%

		Affordable Housing		£2,000,000,000		54%		£2,614,403,249		£614,403,249		31%

		Estimated Total Value		£3,927,027,372		100%		£4,874,420,758		£947,393,386		24%





Fig 4.1

				2007-08

		Open Space		£234,863,533

		Transport and Travel		£462,289,953

		Community and Leisure		£192,616,712

		Education		£270,684,150

		Other		£183,563,161

		County Councils (for direct Planning Approvals)		£16,000,000

		Land Contribution		£900,000,000

		Affordable Housing		£2,614,403,249

		Estimated Total Value		£4,874,420,758



2007-08	Open Space	Transport and Travel	Community and Leisure	Education	Other	County Councils (for direct Planning Approvals)	Land Contribution	Affordable Housing	234863533	462289953	192616712	270684150	183563161	16000000	900000000	2614403249	

4.2

		Table 4.2: Regional Estimate of the total value of planning obligations agreed in 2005-06 (excluding land contributions and county councils)

				Affordable Housing		All Other Obligations		Total 2007-08

		North East		£26,580,369		£15,415,144		£41,995,513

		North West		£129,887,191		£210,425,621		£340,312,812

		Yorks and Humber		£116,347,225		£99,731,330		£216,078,555

		West Midlands		£120,805,060		£45,203,247		£166,008,306

		East Midlands		£99,009,392		£58,589,861		£157,599,253

		East of England		£297,515,991		£161,766,324		£459,282,316

		Greater London		£1,324,270,333		£302,605,210		£1,626,875,543

		South East		£312,184,049		£274,729,043		£586,913,092

		South West		£187,803,639		£170,063,685		£357,867,325

		Total		£2,614,403,249		£1,338,529,464		£3,952,932,714

				Total 2005-06		Total 2007-08		Difference		% change

		North East		£38,083,831		£41,995,513		£3,911,682		10%

		North West		£77,124,743		£340,312,812		£263,188,069		341%

		Yorks and Humber		£137,096,996		£216,078,555		£78,981,559		58%

		West Midlands		£83,987,296		£166,008,306		£82,021,010		98%

		East Midlands		£173,263,914		£157,599,253		-15,664,661 		-9%

		East of England		£422,023,911		£459,282,316		£37,258,405		9%

		Greater London		£1,227,891,171		£1,626,875,543		£398,984,372		32%

		South East		£443,655,797		£586,913,092		£143,257,295		32%

		South West		£240,265,716		£357,867,325		£117,601,609		49%

		Total		£2,843,393,375		£3,952,932,714		£1,109,539,339		39%





Fig 4.2

				Total 2007-08

		North East		£41,995,513

		North West		£340,312,812

		Yorks and Humber		£216,078,555

		West Midlands		£166,008,306

		East Midlands		£157,599,253

		East of England		£459,282,316

		Greater London		£1,626,875,543

		South East		£586,913,092

		South West		£357,867,325

		Total		£3,952,932,714



Total 2007-08	North East	North West	Yorks and Humber	West Midlands	East Midlands	East of England	Greater London	South East	South West	41995513	340312812	216078555	166008306	157599253	459282316	1626875543	586913092	357867325	

4.3

				2003-04		2005-06		2007-08

		Total Non Affordable Housing Obligations		£700,000,000		£970,000,000		£1,350,000,000

		Affordable Housing (rounded)		£1,200,000,000		£2,000,000,000		£2,600,000,000

		Total 		£1,900,000,000		£2,970,000,000		£3,950,000,000

		Difference (total)				£1,070,000,000		£2,050,000,000

		Difference (%)				56.32%		107.89%

				£2,050,000,000		£980,000,000

				108%		33%





4.4

				Estimate of Total Value of Obligations

				Agreed		Delivered		Delievered as % of agreed		Rate

				Total 2007-08		Total 2007-08

		EUC		£198,767,331		£112,429,974		56.56%

		RE		£621,908,293		£306,057,567		49.21%

		RT		£498,336,171		£190,370,940		38.20%

		UE		£480,349,863		£178,979,733		37.26%

		PB		£689,213,105		£402,904,356		58.46%

		L		£1,484,487,771		£654,201,843		44.07%

		Total		£3,973,062,532		£1,844,944,414		46.44%











4.5





4.6

		Table 4.6: Delivered planning obligations: Regional estimates

		Region		Value

		North East		£24,983,203

		North West		£56,131,931

		Yorks and Humber		£92,217,293

		West Midlands		£78,480,462

		East Midlands		£132,968,264

		East		£267,773,257

		Greater London		£582,962,263

		South East		£286,358,343

		South West		£324,558,504

		Land and County Councils		£475,000,000

		Total		£2,321,433,521





4.7



		In-Kind Obligations		In-Kind Obligations		Estimate of the Value of In-Kind Obligations

		Obligation Types		(iii) Number of Obligations

		1. Affordable Housing

		(a) On-site provision of various affordable tenures.		1082

		(b) Off-site provision: development and transfer of units on another site owned by the developer/landowner.		8

		(c) On-site provision of land only: land transferred to a RSL or LPA for free or at a rate below the market value.		30

		(d) Off-site provision of free or discounted land only. 		0

		(e) Commuted sum: payment of a sum in lieu of actual provision of units.

		(f) Rural Exception Policy Agreements.		18

		(g) Other affordable housing contributions.		8

		Total		1,146



		2. Open Space and the Environment

		(a) Provision of open space either within a development or via a direct payment to the LPA.  		163		£5,683,593

		(b) General environmental improvements including landscaping.		88		£11,364,386

		(c) Ecology and nature conservation, countryside management and community forests.		37		£1,955,008

		(d) Allotments.		2		£1,872

		(e) Sport facilities: sports fields, club houses etc.		31		£1,216,157

		(f) Pollution and Waste Management.		28		£372,836

		(g) Archaeology.		3		£201,000

		(h) Maintenance of open space (total contribution e.g. capitalised annual contribution figure).		25		£864,612

		(i) Other (specify below):  



		Total		377		£21,659,464



		3. Transport and Travel

		(a) Traffic/highway works, temporary or permanent.		178		£16,164,205

		(b) Traffic management/calming.		27		£2,104,187

		(c) Parking: management or parking restrictions, car restrictions and car free areas provision of parking areas.		202		£11,351,842

		(d) Green transport/travel plans.		166		£4,932,229

		(e) Public and local transport improvements.		46		£4,319,491

		(f) Pedestrian crossings, pedestrianisation, street lighting.		23		£921,258

		(g) Provision or improvement of footpaths or pathways etc.		91		£4,648,077

		(h) Cycle routes, management, safety etc.		44		£1,482,215

		(i) Other (specify below):  



		Total		777		£45,923,504



		4. Community Works and Leisure

		(a) Community centres: construction, funding, improvement etc.		21		£1,676,126

		(b) Community/cultural/public art.		55		£2,532,449

		(c) Town centre improvement/management.		3		£228,874

		(d) Library, museum and theatre works/funding.		3		£54,512

		(e) Childcare/crèche facilities, provision and funding.		6		£113,229

		(f) Public toilets.		3		£15,000

		(g) General Community Facilities.		10		£585,501

		(h) Health services: community healthcare, construction of surgeries etc, healthcare funding.		15		£1,574,808

		(i) CCTV and security measures.		10		£622,946

		(j) Waste and recycling facilities.		16		£163,000

		(k) Religious worship facilities.		4		£536,857

		(l) Employment and training.		68		£5,949,816

		(m) Local regeneration initiatives.		4		£52,214

		(n) Other (specify below):  



		Total		218		£14,105,331



		5. Education

		a) Physical development or funding for education at all levels; nursery, primary, secondary schools, higher education facilities etc.		7		£816,786

		(b) Other (specify below):  



		Total		7		£816,786



		6. Other Obligations 

		Total		735		£62,024,495





		TOTAL		3,260		£144,529,580





4.8

		Table 4.8: Average value of each direct payment obligation

				2003/04		2005/06		2007/08		Difference 2007/08 and 2005/06

		Affordable Housing		£249,314		£370,232		£591,949		£221,717

		Open Space		£24,731		£44,647		£33,390		-£11,257

		Transport and Travel		£83,125		£76,223		£75,161		-£1,062

		Community and Leisure		£58,811		£32,428		£67,649		£35,221

		Education		£117,732		£83,687		£162,236		£78,549

		Other		£23,159		£27,025		£11,363		-£15,662

		Total		£61,534		£58,180		£61,192		£3,012





Fig 4.3





4.9

		Table 4.9: Average value of direct payment planning obligations per authority

				2003/04		2005/06		2007/08		Difference 2007/08 and 2005/06

		Affordable Housing		£178,430		£326,156		£579,081		£252,925

		Open Space		£273,499		£559,511		£515,853		-£43,658

		Transport and Travel		£607,139		£898,345		£999,426		£101,081

		Community and Leisure		£175,856		£197,141		£445,113		£247,972

		Education		£290,867		£435,038		£825,288		£390,250

		Other		£57,898		£255,024		£189,705		-£65,319

		Total		£1,542,435		£2,671,215		£3,554,465		£883,250





Fig 4.4





Fig 4.5

		Figure 4.5: Total value of direct payment planning obligations by family

				Value

		EUC		£60,935,756

		RE		£92,916,684

		RT		£36,738,993

		PB		£94,116,998

		UE		£77,535,424

		UL		£198,259,786

		England Total		£560,503,641



Value	EUC	RE	RT	PB	UE	UL	60935756	92916684	36738993	94116998	77535424	198259786	

Fig 4.6

		Figure 4.5: Total value of direct payment planning obligations by family

				Value

		North East		£14,488,360

		North West		£25,031,711

		Yorks and Humber		£36,533,314

		East Midlands		£21,924,291

		West Midlands		£54,735,473

		East		£42,820,489

		South West		£86,149,878

		South East		£88,194,740

		Greater London		£192,114,491

		England Total		£561,992,748



Value	North East	North West	Yorks and Humber	East Midlands	West Midlands	East	South West	South East	Greater London	14488360	25031711	36533314	21924291	54735473	42820489	86149878	88194740	192114491	

4.10

		Table 4.10: Comparison by type of obligation and year

				2007-08		2005-06		2003-04		Difference 2007-08 and 2005-06

		Number of Direct Payments		8016		5785		2545		2231

		Number in-kind		3260		1887		1395		1373

		Total Obligations		11276		7672		3940		3604

		Proportion in-kind		41%		25%		35%		16%

				Includes an increasing number of development restrictions which have 0 value





4.11

		In-Kind Obligations		In-Kind Obligations		Estimate of the Value of In-Kind Obligations

		Obligation Types		(iii) Number of Obligations

		1. Affordable Housing

		(a) On-site provision of various affordable tenures.		1082

		(b) Off-site provision: development and transfer of units on another site owned by the developer/landowner.		8

		(c) On-site provision of land only: land transferred to a RSL or LPA for free or at a rate below the market value.		30

		(d) Off-site provision of free or discounted land only. 		0

		(e) Commuted sum: payment of a sum in lieu of actual provision of units.

		(f) Rural Exception Policy Agreements.		18

		(g) Other affordable housing contributions.		8

		Total		1,146



		2. Open Space and the Environment

		(a) Provision of open space either within a development or via a direct payment to the LPA.  		163		£5,683,593

		(b) General environmental improvements including landscaping.		88		£11,364,386

		(c) Ecology and nature conservation, countryside management and community forests.		37		£1,955,008

		(d) Allotments.		2		£1,872

		(e) Sport facilities: sports fields, club houses etc.		31		£1,216,157

		(f) Pollution and Waste Management.		28		£372,836

		(g) Archaeology.		3		£201,000

		(h) Maintenance of open space (total contribution e.g. capitalised annual contribution figure).		25		£864,612

		(i) Other (specify below):  

		Total		377		£21,659,464



		3. Transport and Travel

		(a) Traffic/highway works, temporary or permanent.		178		£16,164,205

		(b) Traffic management/calming.		27		£2,104,187

		(c) Parking: management or parking restrictions, car restrictions and car free areas provision of parking areas.		202		£11,351,842

		(d) Green transport/travel plans.		166		£4,932,229

		(e) Public and local transport improvements.		46		£4,319,491

		(f) Pedestrian crossings, pedestrianisation, street lighting.		23		£921,258

		(g) Provision or improvement of footpaths or pathways etc.		91		£4,648,077

		(h) Cycle routes, management, safety etc.		44		£1,482,215

		(i) Other (specify below):  

		Total		777		£45,923,504



		4. Community Works and Leisure

		(a) Community centres: construction, funding, improvement etc.		21		£1,676,126

		(b) Community/cultural/public art.		55		£2,532,449

		(c) Town centre improvement/management.		3		£228,874

		(d) Library, museum and theatre works/funding.		3		£54,512

		(e) Childcare/crèche facilities, provision and funding.		6		£113,229

		(f) Public toilets.		3		£15,000

		(g) General Community Facilities.		10		£585,501

		(h) Health services: community healthcare, construction of surgeries etc, healthcare funding.		15		£1,574,808

		(i) CCTV and security measures.		10		£622,946

		(j) Waste and recycling facilities.		16		£163,000

		(k) Religious worship facilities.		4		£536,857

		(l) Employment and training.		68		£5,949,816

		(m) Local regeneration initiatives.		4		£52,214

		(n) Other (specify below):  

		Total		218		£14,105,331



		5. Education

		a) Physical development or funding for education at all levels; nursery, primary, secondary schools, higher education facilities etc.		7		£816,786

		(b) Other (specify below):  

		Total		7		£816,786



		6. Other Obligations 

		Total		735		£62,024,495



		TOTAL		3,260		£144,529,580















































































































































































































































































































































































































































4.12





4.13

				2003/04		2005/06		2007/08		Change 2007-08 and 2005-06

		North East		388		791		992		25%

		North West		1,242		1,817		2,699		49%

		Yorks & the Humber		1,427		1,914		1,980		3%

		East Midlands		1,653		2,888		3,956		37%

		West Midlands		3,242		2,933		3,264		11%

		East of England		5,008		5,696		5,362		-6%

		London		9,374		14,061		14,376		2%

		South East		6,223		7,951		9,977		25%

		South West		3,078		5,326		5,539		4%

		England		31,635		43,377		48,145		11%





Fig 4.13

				2003/04		2005/06		2007/08		Change 2007-08 and 2005-06

		North East		388		791		992		25%

		North West		1,242		1,817		2,699		49%

		Yorks & the Humber		1,427		1,914		1,980		3%

		East Midlands		1,653		2,888		3,956		37%

		West Midlands		3,242		2,933		3,264		11%

		East of England		5,008		5,696		5,362		-6%

		London		9,374		14,061		14,376		2%

		South East		6,223		7,951		9,977		25%

		South West		3,078		5,326		5,539		4%

		England		31,635		43,377		48,145		11%



2003/04	North East	North West	Yorks 	&	 the Humber	East Midlands	West Midlands	East of England	London	South East	South West	388	1242	1427	1653	3242	5008	9374	6223	3078	2005/06	North East	North West	Yorks 	&	 the Humber	East Midlands	West Midlands	East of England	London	South East	South West	791	1817	1914	2888	2933	5696	14061	7951	5326	2007/08	North East	North West	Yorks 	&	 the Humber	East Midlands	West Midlands	East of England	London	South East	South West	992	2699	1980	3956	3264	5362	14376	9977	5539	

4.15

				2003-04		2005-06		2007-08		Difference 2007-08 and 2005-06		% 2007-08 and 2005-06

		Rented Units, No funding 80% free land contribution		£267,043,307		£634,602,799		£722,705,042		£88,102,243		14%

		Shared Ownership, No funding, 60% contribution		£265,707,364		£250,973,659		£334,102,142		£83,128,483		33%

		Rented Units, Funded, 25% free land		£282,327,250		£476,468,321		£634,287,034		£157,818,713		33%

		Rented Units, Funded		£96,013,224		£145,806,359		£248,992,512		£103,186,153		71%

		Rented units not funded		£64,663,553		£92,477,281		£124,007,776		£31,530,495		34%

		Shared Ownership units not funded		£34,375,321		£30,211,652		£54,505,021		£24,293,369		80%

		Other Tenures or Tenure not Stated		£36,193,824		£65,506,774		£138,916,768		£73,409,995		112%

		Direct Payments		£126,134,586		£211,465,006		£356,886,954		£145,421,948		69%

		Total		£1,172,458,428		£1,907,511,852		£2,614,403,249		£706,891,397		37%





4.16

				2005-06		2007-08		Difference 2007-08 and 2005-06		Difference

		North East		£14,701,610		£26,580,369		£11,878,759		81%

		North West		£49,285,913		£129,887,191		£80,601,278		164%

		Yorkshire & the Humber		£78,803,258		£116,347,225		£37,543,968		48%

		East Midlands		£51,106,989		£99,009,392		£47,902,403		94%

		West Midlands		£87,801,463		£120,805,060		£33,003,596		38%

		East of England		£187,947,753		£297,515,991		£109,568,238		58%

		London		£999,028,487		£1,324,270,333		£325,241,846		33%

		South East		£284,749,164		£312,184,049		£27,434,885		10%

		South West		£154,087,215		£187,803,639		£33,716,424		22%

		Total		£1,907,511,852		£2,614,403,249		£706,891,397		37%





Fig 4.8

				2005-06		2007-08

		North East		£14,701,610		£26,580,369

		North West		£49,285,913		£129,887,191

		Yorkshire & the Humber		£78,803,258		£116,347,225

		East Midlands		£51,106,989		£99,009,392

		West Midlands		£87,801,463		£120,805,060

		East of England		£187,947,753		£297,515,991

		London		£999,028,487		£1,324,270,333

		South East		£284,749,164		£312,184,049

		South West		£154,087,215		£187,803,639

		Total		£1,907,511,852		£2,614,403,249



2005-06	North East	North West	Yorkshire 	&	 the Humber	East Midlands	West Midlands	East of England	London	South East	South West	14701610	49285913	78803258	51106989	87801463	187947753	999028487	284749164	154087215	2007-08	North East	North West	Yorkshire 	&	 the Humber	East Midlands	West Midlands	East of England	London	South East	South West	26580369	129887191	116347225	99009392	120805060	297515991	1324270333	312184049	187803639	

4.17

				2003-04		2005-06		2007-08		Difference 2007-08 and 2005-06

		Rented Units, No funding 80% free land contribution		£159,016,267		£167,572,989		£221,717,640		£54,144,651		32%

		Shared Ownership, No funding, 60% contribution		£86,894,560		£109,628,899		£178,891,967		£69,263,068		63%

		Rented Units, Funded, 25% free land		£157,385,650		£268,541,678		£352,071,354		£83,529,676		31%

		Rented Units, Funded		£55,699,000		£83,503,000		£138,600,000		£55,097,000		66%

		Rented units not funded		£38,710,000		£32,578,000		£55,858,000		£23,280,000		71%

		Shared Ownership units not funded		£10,381,000		£17,241,000		£35,002,000		£17,761,000		103%

		Other Tenures or Tenure not Stated		£23,259,592		£40,016,462		£63,051,811		£23,035,349		58%

		Direct Payments		£69,091,000		£219,497,294		£238,874,000		£19,376,706		9%

		Total		£600,437,069		£938,579,322		£1,284,066,773		£345,487,451		37%





4.18

				2005-06		2007-08		Difference 2007-08 and 2005-06

		North East		£7,233,835		£10,494,842		£3,261,007		45%

		North West		£24,250,824		£31,100,219		£6,849,395		28%

		Yorkshire & the Humber		£38,774,648		£55,683,979		£16,909,331		44%

		East Midlands		£25,146,873		£56,556,171		£31,409,298		125%

		West Midlands		£43,202,159		£78,232,791		£35,030,632		81%

		East of England*		£92,478,512		£224,952,768		£132,474,256		143%

		London		£491,565,695		£496,812,385		£5,246,690		1%

		South East		£140,109,039		£198,163,603		£58,054,564		41%

		South West		£75,817,647		£132,444,014		£56,626,367		75%

		Total		£938,579,322		£1,284,066,773		£345,487,451		37%





4.19

		Table 4.19

		Number of responses for all 3 surveys

		Family		Number

		Established Urban Centres		1

		London		1

		Prosperous Britain		12

		Rural England		7

		Rural Towns		4

		Urban England		1

		Region		Number

		North East		1

		North West		2

		Yorkshire		2

		West Midlands		2

		East Midlands		4

		East of England		4

		South West		2

		South East		7

		Greater London		2





4.20

				2003/04		2005/06		2007/08		Difference 2007/08 and 2005/06

		Number of Dwelling Agreements		389		581		644		63

		Number of Commercial Agreements		102		72		93		21

		Number of Major Dwelling Agreements		232		328		253		-75

		Number of Major Commercial Agreements		60		55		68		13

		Number of Major Dwelling Permissions		556		564		510		-54

		Number of Major Commercial Permissions		263		265		207		-58

		Direct Payment Obligations

		Number OS Obligations		245		371		211		-160

		Number TT Obligations		240		402		365		-37

		Number CL Obligations		85		162		191		29

		Number ED Obligations		90		106		69		-37

		Total Number Obligations (includes Others)		673		1223		1320		97

		Value OS Obligations		£9,278,803		£23,579,993		£15,646,411		-£7,933,582

		Value TT Obligations		£14,034,156		£11,886,764		£11,777,344		-£109,421

		Value CL Obligations		£2,944,090		£6,699,503		£22,437,870		£15,738,367

		Value ED Obligation		£10,787,245		£22,044,258		£14,273,696		-£7,770,562

		Value Other Obligations		£1,065,890		£2,539,064		£14,468,379		£11,929,315

		Total Value Obligations		£38,110,184		£66,749,582		£78,603,699		£11,854,117

		Average Obligation Value per Authority		£1,465,776		£2,567,292		£3,023,219		£455,928

		Number of Affordable Units Agreed		2099		2700		3,502		802





Fig 4.10





4.21





5.1





5.2

				2007-08		2005-06		2003-04

		Affordable Housing		62%		66%		51%

		Open Space and the Environment 		81%		62%		65%

		Community and Leisure		45%		21%		28%

		Transport and Travel		57%		40%		29%

		Education		75%		52%		55%









5.3





Fig 5.1

		Q6a. Do you have an officer(s) within your Local Authority with specific responsibility to NEGOTIATE planning agreements?

		Yes		%		EUC		RE		RT		PB		UE		L

		34		23%		10%		26%		22%		18%		24%		31%



		2003/04		Change		EUC		RE		RT		PB		UE		L

		15%		8%		8%		20%		16%		5%		29%		18%



		Q6b. Do you have an officer(s) within your Local Authority with specific responsibility to MONITOR planning agreements?



		Yes		%		EUC		RE		RT		PB		UE		L

		113		75%		70%		76%		65%		68%		81%		100%



		2003/04		Change		EUC		RE		RT		PB		UE		L

		64%		11%		50%		50%		79%		65%		71%		82%





Fig 5.2





5.4

				Number 2007-08		2007-08		2005-06		2003-04

				119		79%		71%		75%





5.5

				Rank 2005-06 		Percentage Ranking Factor as the Most Important		Rank 2007-08

		a) Changes to Land Values and Property Prices		5		45%		1

		f) Employment of a local authority S106 Officer		8		27%		2

		b) Introduction of standard charges and formulae as set out in Circular 05/05 "Planning Obligations"		4		10%		3

		g) Introduction of new policy or supplementary guidance within your authority		2		7%		4

		e) Changes in the skill and experience of developers, landowners and their agents		7		2%		5

		d) Changes in the skill and experience of local authority staff		1		2%		6

		c) Other Government guidance such as the Planning Obligations Practice Guide and model agreements		6		7%		7

		h) Changing developer/landowner attitudes towards S106 contributions		3		0%		8



				+		0		-

		a) Changes to Land Values and Property Prices		41%		26%		33%

		f) Employment of a local authority S106 Officer		64%		34%		3%

		b) Introduction of standard charges and formulae as set out in Circular 05/05 "Planning Obligations"		54%		40%		6%

		g) Introduction of new policy or supplementary guidance within your authority		66%		29%		5%

		e) Changes in the skill and experience of developers, landowners and their agents		38%		39%		23%

		d) Changes in the skill and experience of local authority staff		50%		44%		6%

		c) Other Government guidance such as the Planning Obligations Practice Guide and model agreements		63%		33%		4%

		h) Changing developer/landowner attitudes towards S106 contributions		50%		33%		18%






