
 

REPORT TO COUNCIL 

Date of Meeting: 21 July 2021 

Report of: Deputy Chief Executive 

Title: First Homes Planning Policy Statement 

Is this a Key Decision?  

No 

Is this an Executive or Council Function? 

Council 

1. What is the report about? 

1.1 On 24 May, the Government released a Written Ministerial Statement (WMS)1 and 

Planning Practice Guidance (PPG)2 setting out national planning policy for a new 

affordable housing product called First Homes.  The PPG requires local planning 

authorities to make clear how existing planning policies should be interpreted in the 

light of First Homes requirements using the most appropriate tools available to them.  

 

1.2 This report seeks formal agreement of the content and publication on the Council’s 

website of a First Homes Planning Policy Statement, setting out how the Council’s 

existing planning policies on affordable housing will be interpreted in the light of the 

First Homes WMS and PPG. 

 

1.3 As set out in paragraph 8.13 of this report, it is important that the Council publishes 

a First Homes Statement as soon as possible. Due to this urgency and the timing of 

the Government’s First Homes announcement, it has not been possible to take this 

report to Executive before bringing it to Council.     

2. Recommendations:  

2.1 That Council agrees the content of the First Homes Planning Policy Statement 

attached as appendix A to this report, which includes a revised version of Exeter 

Core Strategy policy CP7 that takes account of the Government’s Written Ministerial 

Statement and Planning Policy Guidance on First Homes, for use as a material 

consideration in determining relevant planning applications; and 

 

2.2 That Council agrees that the First Homes Planning Policy Statement is published on 

Exeter City Council’s website.  

3. Reasons for the recommendation: 

3.1 The recommendations are made to ensure that the Council is in compliance with the 

First Homes WMS and PPG.  The First Homes Planning Policy Statement will also 

                                                
1 Written statements - Written questions, answers and statements - UK Parliament 
2 First Homes - GOV.UK (www.gov.uk) 

https://questions-statements.parliament.uk/written-statements/detail/2021-05-24/hlws48
https://www.gov.uk/guidance/first-homes


assist Members, officers and developers by providing clarity on how First Homes will 

be considered in the development management process. 

 

 

4. What are the resource implications including non financial resources? 

4.1 Officers from City Development, Housing, Housing Assets and Legal will require 
training to ensure that they understand the new national First Homes policy and how it is 
being interpreted by Exeter City Council.  This training has already commenced and is 
being provided internally, with no financial implications.  It will also be necessary to 
develop template clauses for Section 106 Agreements to ensure that the eligibility and 
qualifying criteria for First Homes are retained, in some cases in perpetuity.  The 
Government has advised that it will provide model clauses for this purpose.  Finally, it will 
be Exeter City Council’s role to determine the eligibility of would-be-buyers of First 
Homes against local and/or national criteria.  Whilst this will be an extra burden, it is not 
expected to have significant resource implications for the Council in the near future due 
to the likely small number of First Homes that will be delivered within this timeframe.    
  

5. Section 151 Officer comments: 

5.1 The impact on future CIL receipts will need to be monitored, as the First Homes policy 

may affect the number of properties that are exempt from the requirement to pay CIL. 

However, the Section 151 officer is satisfied that major developments including First 

Homes will still be required to make a financial contribution to mitigate the impacts of the 

development. 

6. What are the legal aspects? 

6.1 If approved, the First Homes Planning Policy Statement will be a material 

consideration when determining relevant planning applications. The Government’s 

First Homes WMS and PPG effectively revise how Exeter’s development plan, and 

in particular Core Strategy policy CP7, should be interpreted. 

7. Monitoring Officer’s comments: 

This report raises no issue for the Monitoring Officer. 

8. Report details: 

8.1 A First Homes Planning Policy Statement (hereafter referred to as the Statement) 

has been prepared to explain how the Council’s existing affordable housing planning 

policies should be interpreted in light of the Government’s recently published First 

Homes WMS and PPG.   

 

8.2 First Homes are a form of discounted market sale housing and fall within the 

definition of affordable housing contained in appendix A of the National Planning 

Policy Framework3 (NPPF).  First Homes are also the Government’s preferred 

discounted market tenure.  The WMS and PPG state that First Homes should 

                                                
3 National Planning Policy Framework - Guidance - GOV.UK (www.gov.uk) 

https://www.gov.uk/guidance/national-planning-policy-framework


account for at least 25% of all affordable housing units delivered by developers as 

part of planning obligations (Section 106 Agreements). 

 

What are First Homes? 

 

8.3 The table below is taken from the proposed Statement and sets out the key national 

characteristics of First Homes: 

The Homes The Buyers 

Sold with a 30% discount on 

market value 

Only available to first time buyers 

Discount is retained for every 

future sale  

Household income must be no 

more than £80k 

Value (after discount) is capped 

at £250k 

Must be the buyers main 

residence 

Price cap only applies on the 

initial sale 

Lettings restrictions apply 

 

8.4 The WMS and PPG identify a range of additional local criteria that can be applied to 

First Homes.  This includes a lower level of market discount (e.g. up to 50%), a 

lower value cap, a lower household income threshold and local connection criteria.  

The WMS and PPG are clear that the first three of these local criteria can only be 

applied if supported by local evidence, which must be verified through Local Plan 

Examination.  Options to set three local criteria will therefore be assessed via 

evidence being prepared for the emerging Exeter Local Plan, which is timetabled for 

adoption in June 2024.   

 

8.5 However, because First Homes are designed to allow people to get on the housing 

ladder in their local area, the WMS and PPG allow local authorities to apply local 

connection criteria to First Homes straightaway.  The criteria can be secured via a 

Section 106 Agreement and applied every time a First Home is marketed, but must 

be lifted after three months if the home is not sold or reserved.  In light of this 

guidance, paragraph 2.2 and appendix 1 of the Statement propose a set of local 

connection criteria for First Homes built in Exeter.  The criteria are consistent with 

those applied to other forms of affordable housing secured through planning 

obligations in Exeter, aside from the criterion concerning members of the Armed 

Forces which reflects guidance in the WMS and PPG. 

 

What does this mean for affordable housing planning policy in Exeter? 

 

8.6 Section 3 of the proposed Statement sets out how the Council’s existing planning 

policies should be interpreted in the light of the WMS and PPG.  The Council’s 

adopted planning policy for affordable housing is policy CP7 of the Exeter Core 



Strategy 2006-20264, amplified by an Affordable Housing Supplementary Planning 

Document (SPD)5.  In addition, Policy SD3 of the St James Neighbourhood Plan6 

supports the development of small infill / windfall sites for affordable homes.  

 

8.7 Informed by advice from the Council’s legal team, the proposed Statement explains 

that the Council will interpret policy CP7 of the Core Strategy as follows, taking into 

account the WMS and PPG.  The interpretation also reflects site threshold changes 

effected by the publication of the national Planning Obligations PPG in September 

2019: 

 

 
Policy CP7 (revised) 

 

 On developments where 10 or more homes are proposed or the site measures 
0.5 hectares of more, 35% of the total housing provision should be made 
available as affordable housing for households whose housing needs are not 
met by the market.  

 Of the 35% affordable housing: 
o At least 25% should be provided as First Homes 
o 70% should be provided as social rent.  Where it is not possible for 

viability reasons to provide the full requirement of social rented housing, 
affordable rent provision will be considered let as far as possible at social 
rented levels) 

o The remaining balance should be provided as intermediate affordable 
housing (which can include or comprise First Homes) or social rent 
housing. 

 The overall percentage of affordable housing and the tenure split will be subject 
to considerations of viability and feasibility, taking into account government 
guidance in the First Homes PPG that a policy compliant planning application 
should seek to capture the same amount of value as would be captured under 
policy CP7 of the Exeter Core Strategy (2006-2026).    

 

 

8.8 First Homes are an ‘affordable homeownership’ product.  The NPPF requires that 

10% of homes built on major developments should be made available for affordable 

homeownership, except under the circumstances listed in paragraph 3.3 of the 

Statement.  Developments that comply with policy CP7 (as reinterpreted) will satisfy 

the NPPF’s 10% requirement.   

 

8.9 Aside from the interpretation of policy CP7 set out above, the WMS and PPG have 

no impact direct impact upon the contents of the Affordable Housing SPD.  

However, as with all other types of affordable housing, the Statement clarifies the 

expectation that First Homes will be provided on the development site other than in 

exceptional circumstances and at the Council’s discretion.  It also confirms that the 

Council will negotiate for First Homes to be built to wheelchair accessible standards 

                                                
4 adopted-core-strategy.pdf (exeter.gov.uk) 
5 Supplementary planning documents - Affordable Housing SPD - Exeter City Council 
6 st-james-neighbourhood-plan-2013.pdf (exeter.gov.uk) 

https://exeter.gov.uk/media/1636/adopted-core-strategy.pdf
https://exeter.gov.uk/planning-services/planning-policy/supplementary-planning-documents/affordable-housing-spd/
https://exeter.gov.uk/media/1777/st-james-neighbourhood-plan-2013.pdf


if that is supported by evidence need.  This is accords with the SPD’s requirement 

that, on qualifying site, 5% of affordable homes should be wheelchair accessible. 

 

8.10   As regards the St James Neighbourhood Plan, paragraph 3.7 of the Statement 

confirms that First Homes must now be included in the definition of affordable 

housing used in policy SD3.  

 

Exception Sites 

 

8.11  Section 4 of the Statement explains that the WMS and PPG have introduced a First 

Homes Exception Sites policy.  A First Homes Exception Site is one that: 

 

 solely or primarily delivers First Homes (a ‘small proportion’ of market housing is 

acceptable if needed to ensure the viability of the development, or an alternative 

form of affordable housing where evidenced by local need); 

 is not already allocated for housing; 

 is located adjacent to an existing settlement; 

 is proportionate in size to that settlement; 

 does not compromise the protection given to areas or assets of particular 

importance in the NPPF (i.e. habitats sites and/or Sites of Special Scientific 

Interest, Green Belt, Local Green Space, Areas of Outstanding Natural Beauty, 

National Parks, Heritage Coasts, irreplaceable habitats, designated heritage 

areas and areas at risk of flooding or coastal change); and 

 complies with any local design policies and standards.   

 

8.12 Paragraph 4.1 of the Statement explains that the Council will consider planning 

applications for the development of First Homes Exception Sites in accordance with 

the above criteria.  Members will note that landscape setting is not amongst the 

designations identified in the PPG as unsuitable for First Homes Exception Sites. 

Transitional arrangements for planning applications 

8.13 The WMS and PPG indicate that the Council is not expected to apply the Statement 

as a material consideration in determining planning applications as a matter of 

course until 28 December 2021, or 28 March 2022 where there has been significant 

pre-application engagement.  However, in advance of these dates, local authorities 

must allow applicants to include First Homes in the affordable housing tenure mix if 

the applicant wishes to do so. It is therefore important that the Council publishes a 

First Homes Statement as soon as possible. Due to this urgency and the timing of 

the Government’s First Homes announcement, it has not been possible to take this 

report to Executive before bringing it to Council.   

 

Community Infrastructure Levy (CIL) and planning obligations 

 

8.14  It is Government policy that affordable housing is not CIL liable.  First Homes are a 

type of affordable housing and therefore section 6 of the Statement explains that 

developers of First Homes are able to obtain an exemption from the requirement to 

pay the Council’s CIL.  At this stage, it is difficult to predict if substituting other forms 



of affordable housing with First Homes will reduce (or equally have little impact on or 

increase) the amount of affordable housing that can be negotiated from 

development sites.  It will depend upon the economic viability of the proposed 

development. Therefore, it is also difficult to predict if the First Homes policy will 

reduce (or equally have little impact on or increase) the number of homes that are 

CIL-exempt on grounds of comprising affordable housing. The Council’s Finance 

and City Development Teams will monitor this going forwards.    

 

8.15  The Statement also explains that applicants for major developments comprising or 

including First Homes will be expected to enter into planning obligations to mitigate 

the impacts of the development.  In Exeter, this will include a financial contribution 

towards habitats mitigation and may also include contributions towards the provision 

of open space, transport, education and other infrastructure needed to make the 

development acceptable in planning terms.   

 

Conclusions 

 

8.16 This report summarises the content of the proposed Statement, which has been 

drafted in response to the Government’s recently published WMS and PPG on First 

Homes.  The proposed Statement sets out how the Council’s existing affordable 

housing planning policies are to be interpreted going forwards, in light of the WMS 

and PPG.  In doing so, the Statement can be used as a material consideration when 

determining planning applications. 

9. How does the decision contribute to the Council’s Corporate Plan? 

9.1 Agreement by Council of the proposed Statement will allow it to be published on the 

Council’s website and used as a material consideration in determining planning 

applications at the earliest opportunity.  In providing clarity to Members, officers and 

applicants, the Statement will assist in the development management process, 

thereby helping to support the corporate objective of Building Great 

Neighbourhoods. 

10. What risks are there and how can they be reduced? 

10.1 Approval of the First Homes Planning Policy Statement carries no risk to the 

Council.  However, not approving the Statement carries risks associated with not 

complying with the requirements of the WMS and PPG and not providing clarity to 

Members, officers and applicants on how the Council’s existing affordable housing 

planning policies should be interpreted in light of the WMS and PPG. 

11. Equality Act 2010 (The Act)  

11.1 Under the Act’s Public Sector Equalities Duty, decision makers are required to 

 consider the need to: 

 eliminate discrimination, harassment, victimisation and any other prohibited 

conduct; 

 advance equality by encouraging participation, removing disadvantage, taking 

account of disabilities and meeting people’s needs; and 



 foster good relations between people by tackling prejudice and promoting 

understanding. 

11.2 In order to comply with the general duty authorities must assess the impact on 

 equality of decisions, policies and practices.  These duties do not prevent the 

 authority from reducing services where necessary, but they offer a way of developing 

 proposals that consider the impacts on all members of the community. 

11.3 In making decisions the authority must take into account the potential impact of that 

 decision in relation to age, disability, race/ethnicity (includes Gypsies and Travellers), 

 sex and gender, gender identity, religion and belief, sexual orientation, pregnant 

 women and new and breastfeeding mothers, marriage and civil partnership status in 

 coming to a decision. 

 

11.4 In recommending this proposal, potential impact has been identified on people with 

 protected characteristics as determined by the Act and an Equalities Impact 

 Assessment has been included in the background papers for Member’s attention. 

12. Carbon Footprint (Environmental) Implications:   

12.1 There are not direct carbon / environmental impacts arising from the 

recommendations.  

13. Are there any other options? 

13.1 The WMS and PPG require local authorities to make clear how existing planning 

policies should be interpreted in the light of First Homes requirements using the 

most appropriate tools available to them, and it is important for development 

management purposes that clarity in this area is provided to Members, officers 

applicants.  Therefore, publication of a comprehensive First Homes Planning Policy 

Statement is considered to be the only option available to the Council. 

 

13.2  Options are available for the Council not to impose local connection criteria to First 

Homes, or to set more restrictive local connection criteria to those proposed in the 

Statement. The first option is not recommended because the First Homes policy has 

been introduced to assist people to buy a home in their local area.  The second 

option is not recommended for two reasons.  Firstly, the PPG is clear that local 

connection criteria should not limit the eligible consumer base to the point that 

homes become difficult to sell.  Secondly, for ease of administration, it is preferable 

to apply the same local connection criteria to First Homes as are currently applied to 

other types of affordable housing delivered in Exeter.  

 

Deputy Chief Executive, Bindu Arjoon 

Author: Katharine Smith, Principal Project Manager Local Plans 
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