
 

AFFORDABLE HOUSING 

Supplementary Planning 

Guidance XI
 JULY 2004 

A
F

F
O

R
D

A
B

L
E


 
H

o
u

s
in

g
 

www.wellingborough.gov.uk 



             
 
               
               

 
 

 
 
  

  
     

      
  
  

 

 
 

 

 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AFFORDABLE HOUSING 

SUPPLEMENTARY PLANNING GUIDANCE 

SSUUBBJJEECCTT SSEECCTTIIOONN PAGE 

PURPOSE OF DOCUMENT 11 2 
STATUS OF DOCUMENT 22 2 
BACKGROUND 3 2 
DEFINITION 4 4 
HOUSING NEED 5 5 
SITE THRESHOLDS 6 6 
HOUSING SUPPLY 7 6 
TARGETS 8 7 
THE DELIVERY OF AFFORDABLE HOUSING 9 7 
DESIGN AND LAYOUT 10 8 
ON-SITE AND OFF-SITE PROVISION 11 9 
RURAL EXCEPTION SITES 12 10 
MONITORING AND REVIEW 13 11 
BOROUGH OF WELLINGBOROUGH LOCAL PLAN 
AFFORDABLE HOUSING POLICIES Appendix 1 12 
THE CONSORTIUM OF REGISTERED SOCIAL 
LANDLORDS Appendix 2 13 
LIST OF USEFUL CONTACTS Appendix 3 14 
LIFETIME HOMES Appendix 4 15 
REFERENCES AND FURTHER READING Appendix 5 17 

AFFORDABLE HOUSING SUPPLEMENTARY PLANNING GUIDANCE. 
ADOPTED JULY 2004. 

1 



             
 
               
               

       
 

 

 

 

 

 
   
 

      
 

 
 
 

 
  

 
 

  
 

 
 
 

  
 

 

 
 

 
 

 

 

PPUURRPPOOSSEE OOFF DDOOCCUUMMEENNTT 

1.1 	 This document has been prepared by the Borough Council of Wellingborough to 
provide guidance on affordable housing and help to secure a consistent approach 
towards its provision. It expands on Policy H8 and Policy H9 of the Borough of 
Wellingborough Local Plan, included in Appendix 1, and explains how these 
particular policies are to be implemented. The guidance is also intended to enable 
developers to be aware of the Borough Council’s requirements contained in this 
Supplementary Planning Guidance and will assist in the preparation of housing 
schemes through the provision of information. The Government is seeking to 
significantly increase the provision of affordable housing. The policies of the Local 
Plan, together with guidance on affordable housing, will have an important role to 
play in contributing towards this aim. 

SSTTAATTUUSS OOFF DDOOCCUUMMEENNTT 

2.1 	 This document was adopted by the Borough Council as Supplementary Planning 
Guidance (SPG) on 27th July 2004 and will carry substantial weight, as a material 
consideration, in the determination of planning applications for residential 
development. Consultation was undertaken on a draft of the guidance during October 
and November 2003 and on revised draft guidance during May and June 2004. A 
statement of the consultation undertaken, the representations received and the 
Council’s response is available in a separate document. 

BBAACCKKGGRROOUUNNDD 

3.1 	 Government policies on different aspects of planning are set out in Planning Policy 
Guidance. PPG3 (Housing) states that everyone should have the opportunity of a 
decent home, including those in need of affordable housing. A community’s need for 
a mix of housing types, including affordable housing, is a material planning 
consideration which should be taken into account in formulating development plan 
policies and in determining planning applications. 

3.2 	 Circular 06/98 on ‘Planning and Affordable Housing’ supplements PPG3 by 
amplifying the Government’s preferred approach to the identification and provision of 
affordable housing. Local planning authorities are advised that ‘Whilst the primary 
objective will be to ensure that there is enough land for housing to meet the agreed 
need in terms of numbers, local planning authorities should also ensure that there is 
a mix of dwelling types and sizes to cater for a range of housing needs and should 
encourage the development of mixed and balanced communities in order to avoid 
social exclusion. Where there is evidence of need for affordable housing, local plans 
should include a policy for seeking an element of such housing on suitable sites. 
Such policies will be a material consideration in determining an application for 
planning permission’. 

3.3 	 Regional Planning Guidance for the East Midlands to 2021 (RPG8) provides the 
framework for the preparation of structure plans which, in turn, set the policy context 
for the preparation of local plans. It is within the policy context provided by these 
plans that decisions are made on planning applications. Both Policy 26 of Regional 
Planning Guidance and Policy H7 of the Northamptonshire County Structure Plan 
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emphasise the role that local planning authorities can play in seeking the provision of 
a mix of dwellings in terms of size, type, affordability, and location in order to help 
create inclusive communities which provide wider housing opportunity and choice. 

3.4 	 In 2003 the Government published the Sustainable Communities Plan. This calls for 
a step change in the supply of housing in London and the South East and introduces 
four growth zones. Wellingborough is located within the growth zone for Milton 
Keynes and the South Midlands. The Consultation Draft Milton Keynes and South 
Midlands Sub-Regional Strategy, published in July 2003, indicates the need to 
significantly increase the provision of housing, including affordable housing, in the 
Borough between 2001 and 2021. The Regional Housing Board has responsibility for 
preparing the Regional Housing Strategy and determining priorities for Government 
funding of housing. The East Midlands Regional Housing Strategy 2004 – 2010 was 
published in July 2004 and further emphasises the need to deliver a step change in 
affordable housing provision in Northamptonshire. 

3.5 	 As part of its strategy, the Government issued a consultation paper in July 2003 
(PPG3 Housing: Influencing the size, type and affordability of housing) on proposals 
to update national planning policy in order to produce a framework that will secure 
more affordable housing and a better match between the housing that is planned and 
the needs of the community in terms of size, type and affordability. It is expected that 
this will result in revisions to PPG3 (Housing) and the cancellation of Circular 6/98 in 
the summer of 2004. In addition, the Government is currently considering the 
introduction of a tariff arrangement for affordable housing which, if implemented, will 
affect the content of this Supplementary Planning Guidance. 

3.6 	 The Housing Corporation, which has a key role to play in implementing the step 
change in the delivery of affordable housing envisaged in the Sustainable 
Communities Plan, has brought forward significant changes to its National 
Investment Policy. Partnering agreements are being introduced on a pilot basis with 
a limited number of housing associations that are able to provide significant benefits 
such as lower grant levels, additional output and quicker and more reliable delivery. It 
is anticipated that, from 2006 onwards, the bulk of the Housing Corporation’s 
programme will be delivered on a partnering basis. The Corporation is also reviewing 
the use of Total Cost Indicators (these are estimates of providing different types of 
housing in different parts of the country) and is likely to replace these in the next two 
years. Where affordable housing is to be secured through the use of a section 106 
agreement, the Housing Corporation considers that discussions should begin from 
the position that it will not provide grant. Where grant is sought, however, the 
Corporation will expect to play a key role at an early stage in reaching a collective 
agreement on the choice of Registered Social Landlord. Draft guidance published by 
the Central Region office of the Housing Corporation further indicates that, as a 
minimum, confirmation will be required that the Registered Social Landlord is being 
provided with free land that is fully serviced and free of contamination. 

3.7 	 Government guidance, Regional Planning Guidance and the County Structure Plan 
emphasise the need for local plan policies to be based on a housing needs 
assessment. Circular 6/98 further indicates that the need should be clear from the 
assessments used to develop the authority’s housing strategy. The Borough 
Council’s annual Housing Strategy identifies a number of key aims, including the 
provision of affordable housing. The knowledge of housing needs that underpins the 
strategy is derived from a number of sources including the Housing Register, a 
housing needs survey, parish/village needs surveys, Census data and homelessness 
statistics. The assistance and input of other bodies and agencies is an essential 
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element in formulating an assessment of the Borough’s needs. This is especially true 
in the area of housing for those in need of special care and support. 
Northamptonshire’s Supporting People Strategy provides the strategic priorities for 
accommodation and support needs. Wellingborough’s Community Plan, which has 
been developed with the help of the diverse communities who live and work in the 
area, highlights key issues that communities want to see tackled and further 
emphasises the need to provide for an affordable, mixed range of housing in the 
Borough. 

3.8 	 Policies in the adopted Borough of Wellingborough Local Plan that are specifically 
concerned with the provision of affordable housing are included in Appendix 1. 
Proposals must, however, accord with other relevant policies and proposals in the 
Local Plan (including the Local Plan Alteration). The Borough Council has also 
adopted Supplementary Planning Guidance notes on a number of topics and these 
may be material considerations in determining an application for planning permission. 

DDEEFFIINNIITTIIOONN 

4.1 	 Affordable housing is defined in Circular 6/98 as low cost market and subsidised 
housing that will be available to people who cannot afford to rent or buy houses 
generally available on the open market. 

4.2 	 The definition allows for different forms of affordable housing – those most frequently 
referred to are as follows: 

� Social rented housing. This is housing available at subsidised rents to tenants 
unable to afford market prices. A Registered Social Landlord or local authority, as 
indicated in Regional Planning Guidance, should normally provide such housing. 
Registered social landlords are those housing associations and other bodies such as 
trusts and cooperatives registered with the housing corporation as social landlords. 
Circular 06/98 indicates that the involvement of such a landlord to manage the 
affordable housing will provide an effective way of controlling occupancy. This is 
because registered social landlords have publicly available policies and procedures 
for allocating tenancies that should be open, fair and based on housing need. 
Security to tenants is also offered through an Assured Tenancy and the affordable 
rents offered by such landlords are set within guidance determined by the Housing 
Corporation and the Government’s rent setting policies. 

� Intermediate housing. This consists of an extended range of options intended to 
deliver housing at prices or rents that are significantly below market levels but above 
social rent levels. This category includes low cost home ownership schemes that 
help people into home ownership by reducing the price of housing. Examples include 
shared ownership and low cost market housing where the level of affordability is 
close to other forms of intermediate housing. 

� Shared ownership housing. With this form of housing the householder purchases 
part of the dwelling and rents the remainder. In accordance with Regional Planning 
Guidance it is envisaged that a Registered Social Landlord or local authority will 
retain a continuing interest in the dwelling so that the property is secured for shared 
ownership in the longer term. It may be possible to move towards full ownership 
(sometimes known as ‘staircasing’), although in settlements with a population of less 
than 3000 shared owners do not have a right to staircase beyond 80%. 
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� Low cost market housing. This form of housing is provided by a developer and is 
often sold at a discounted price below the market value. Such dwellings must be 
affordable to those in need. Ensuring this is, however, particularly problematic as 
developers generally have difficulty in providing sufficient discount to enable 
dwellings to be purchased by persons with a genuine need for affordable housing. 
Furthermore, there are no secure mechanisms to monitor and ensure that such 
dwellings will remain affordable in perpetuity and that future occupancy will be 
restricted to those in need. Innovative approaches that address these issues will be 
encouraged. 

HHOOUUSSIINNGG NNEEEEDD 

5.1 	 In 2001 the Council commissioned a housing needs survey in order to underpin the 
Housing Strategy and support the policies of the Local Plan. The study, undertaken 
by Outside Research and Development, included an indication of need to 2016. 
Having regard to the supply of Council housing and registered social landlord relets 
there is an estimated need for 163 additional affordable dwellings per year. In recent 
years an average of 82 dwellings per year have been built or purchased by 
registered social landlords in the Borough through means that did not require the use 
of either planning conditions or obligations to secure provision. Assuming that this 
continues it will be necessary to augment provision through the use of planning 
obligations and conditions by securing a further 81 dwellings per annum in order to 
achieve the overall need for 163 affordable units each year or approximately 1130 
dwellings during the period 2002 - 2016. 

5.2 	 At the present time the priority need is for social rented housing and the Borough 
Council will normally negotiate for 75% of affordable housing to be of this tenure. The 
remaining 25% should largely consist of shared ownership housing. An estimated 
14% of need is for flats with approximately two thirds of these households requiring 
two bedrooms and one third seeking one bedroom. The need in the Borough is, 
however, essentially for houses with most households seeking either three bedrooms 
(44%) or two bedrooms (39%). A further 12% and 5% would prefer one-bedroom and 
four/five bedrooms respectively. It is anticipated that the majority of single bedroom 
properties will be provided in the form of flats. 

5.3 	 The mix of affordable housing will vary between sites depending upon their location 
and the point in time at which a planning application is submitted. The needs of a 
particular rural settlement, for example, are best identified through the preparation of 
a detailed, up-to-date village needs survey (see paragraph 12.2, below). It will 
therefore be appropriate to adjust the housing needs data in paragraph 5.2 in order 
to more accurately reflect the needs of a particular ward or groups such as single 
people, black and minority ethnic households, the elderly and vulnerable people. The 
Borough Council’s Housing Strategy Manager will, upon request, provide a profile of 
housing need for specific sites. This will include, as appropriate, data from a range of 
sources including the housing register, the Housing Needs Survey 2001, the census 
of population, local surveys and other organisations, including Northamptonshire’s 
Supporting People Strategy and local needs mapping undertaken by the 
Northamptonshire Supporting People Team. In addition, consultants have been 
commissioned to provide an update to the 2001 Housing Needs Survey with specific 
reference to the housing needs of Wellingborough East. Whilst decisions about the 
type of affordable housing to be built should reflect local housing need and individual 
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site suitability, they must also be a matter for discussion and agreement between the 
parties involved. 

SSIITTEE TTHHRREESSHHOOLLDDSS 

6.1 	 Irrespective as to whether or not the site is allocated in the Local Plan the Borough 
Council will negotiate for the provision of affordable housing: 

•	 On sites of 1 hectare and above or where 25 or more dwellings are proposed in 
settlements with a population of 3000 or more (i.e. Earls Barton, Finedon, 
Irchester, Wellingborough and Wollaston); and 

•	 On sites of 0.5 hectares and above or where 15 or more dwellings are proposed 
in settlements with a population of less than 3000. 

6.2 	Where a site is either phased or subdivided, the Borough Council will use the whole 
site area to determine whether or not the threshold for the provision of affordable 
housing is triggered. The site thresholds will be reviewed as part of the development 
plan process and in response to any changes in Government policy on the provision 
of affordable housing. 

HHOOUUSSIINNGG SSUUPPPPLLYY 

7.1 	 The amount of housing to be provided in the Borough is established through the 
County Structure Plan. The adopted Northamptonshire County Structure Plan 
requires provision to be made for 7000 dwellings in the Borough between 1996 and 
2016. Of this total, at least 6500 should be directed towards the town of 
Wellingborough. The precise scale, distribution and location of housing development 
to be provided in the town between 1996 and 2016 is defined in the Borough of 
Wellingborough Local Plan Alteration. It is envisaged that most affordable housing 
secured through the use of planning obligations will be on these allocated sites. 

7.2 	 The relevant sites and their estimated capacity are as follows: 

ALLOCATED SITE LOCAL PLAN 
POLICY NUMBER 

HOUSING 
CAPACITY 

Wellingborough East U14 to U20 2875 
Park Farm Way/Shelley Road U7 770 
Burrow’s Bush U3 130 
Windsor Road U10 90 
St John St U2 60 
Rear of 86/92 Finedon Road U5 50 
Leys Road/Highfield Road U1 50 
TOTAL 4025* 

*The list excludes Local Plan allocations that had consent prior to the end of 2002 and 
allocated sites owned by the Borough Council as housing authority where it is assumed that 
affordable housing units will be secured through means other than by the use of planning 
obligations (see paragraph 5.1, above). 
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TTAARRGGEETTSS 

8.1 	 Approximately 30 affordable housing units are in the process of being delivered 
through the use of planning obligations on sites that are not listed in the table in 
paragraph 7.2. Deducting this figure from the 1130 dwellings referred to in paragraph 
5.1 results in the need to secure approximately 1100 additional affordable housing 
units in the period up to 2016 through the use of planning conditions and obligations. 
If these units were to be entirely provided on the sites allocated for residential 
development listed in the table in paragraph 7.2, this would equate to approximately 
27% of their total capacity. Accordingly, the figure of 27% will be used as a target in 
negotiating for the provision of affordable housing on sites above the thresholds set 
out in paragraph 6.1. This target may be reviewed by the Borough Council in 
response to the monitoring process outlined in paragraph 13.1, below. 

8.2 	 Where a developer asserts that the affordable housing target will undermine the 
economic viability of a particular scheme, the Borough Council will require a full 
financial justification, including costings and valuations, which must be independently 
verified at the developers expense by a third party agreed by the Borough Council. 
The Borough Council recognises that there may be other competing priorities that are 
crucial to the delivery of the development and that the level of affordable housing 
provision must be negotiated. 

TTHHEE DDEELLIIVVEERRYY OOFF AAFFFFOORRDDAABBLLEE HHOOUUSSIINNGG 

9.1 	 Government guidance on the use of planning obligations is contained in Circular 1/97 
whilst Circular 6/98 provides specific guidance on affordable housing, including the 
delivery of such dwellings. Planning agreements and conditions will be used to 
ensure that affordable housing is built and occupied as intended. In most instances, 
however, an agreement entered into under section 106 of the Town and Country 
Planning Act 1990 will be the preferred route. The Borough Council intends to 
produce heads of terms for planning agreements as soon as practicable. 

9.2 	 Social rented and shared ownership housing. Most need in the Borough is best 
met through the provision of social rented and shared ownership housing. Social 
rented housing should be provided at rent levels equivalent to the Housing 
Corporation’s target rent and should normally be managed by a Registered Social 
Landlord. The Borough Council, following a comprehensive process, has selected the 
members of the Consortium of Registered Social Landlord Partners, listed in 
Appendix 3. They are able to offer a quality local management service and have a 
close working relationship with the Borough Council. The list of partners may, 
however, be amended from time to time due to local review by the Borough Council 
or because of external circumstances. Whilst the Borough Council will normally 
encourage the involvement of its preferred partners, it is unable to be prescriptive as 
to which Registered Social Landlord should be used to deliver affordable housing on 
any given site. This will be a matter for negotiation and must involve the Housing 
Corporation at an early stage where grant funding is to be sought. The Borough 
Council, acting in the role of housing enabler, will seek to enter into a separate 
agreement with the Registered Social Landlord for the grant of 100% of all initial 
nomination rights and 75% of all subsequent nominations. 

9.3 	 Low cost market housing. Low cost market housing currently has a limited role to 
play in the provision of affordable housing within the Borough. Where the Borough 
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Council deems such provision appropriate it will seek to ensure that the housing is 
sold by the developer to a person nominated by the Borough Council at a discounted 
price that is affordable to a person whose income is below the lowest percentage 
quartile (25%) of local earnings as defined in the New Earnings Survey (published by 
ONS) current at the time of the sale. For the purpose of calculating the discounted 
sale price it will be assumed that the purchaser will require a 95% mortgage and can 
borrow three times the gross income of somebody on the lowest percentage quartile 
i.e. the discounted sale price will be calculated as follows: (3Y)+(3Y/19) where Y = 
gross income. As part of the planning obligation, the developer will be required to 
indicate the measures that will be taken to ensure that the housing will be available to 
both initial and subsequent purchasers at an agreed discount below full market value 
in accordance with the above formula. Affordability is a function of price and it is not 
therefore considered that ‘affordability’ can be secured solely by imposing a limitation 
on the floor space of the dwelling. 

DDEESSIIGGNN AANNDD LLAAYYOOUUTT 

10.1 	 The Borough Council will take account of the siting and the quality of the design of 
the affordable housing in determining planning applications. PPG3 (Housing) 
indicates that different types of housing and tenures do not make bad neighbours 
and advises that local planning authorities should encourage the development of 
mixed and balanced communities by securing a better social mix and avoiding the 
creation of large areas of housing of similar characteristics. In many developments, 
however, different tenures are simply separated into different parts of a site. To build 
communities that are more sustainable, homes of different tenures should be both 
integrated and visually indistinguishable from one another. Affordable housing must 
be provided either as individual units scattered throughout the development or else in 
small clusters of no more than ten to twelve units incorporating an agreed mix of 
affordable housing types and tenures. Larger clusters may, however, be appropriate 
where, for example, sheltered accommodation is proposed or within an individual 
block of flats of single tenure. The Borough Council does, however, wish to secure 
mixed tenures within individual blocks of flats and intends to examine the 
practicalities of achieving this objective. It will therefore negotiate with developers to 
secure such provision in the event that a satisfactory solution can be found. 

10.2 	 In large schemes it is envisaged that the site will be subdivided into phases and that 
prior to the grant of detailed planning permission on any particular phase, the 
developer will need to submit a plan to be approved by the Borough Council which 
subdivides the phase into a series of plots or tranches, indicates the order in which 
the plots are to be brought forward for development and details the number of 
affordable dwellings to be built in each tranche of that particular phase. 

10.3 	 Affordable housing must be built in accordance with the Housing Corporation’s 
Scheme Development Standards that are current at the time that detailed planning 
permission (i.e. full planning permission or approval of reserved matters) is granted 
for the development. The Housing Corporation is also seeking to ensure that a 
growing proportion of units are built using modern methods of construction, including 
off-site manufacture. A target of 25% of new build homes to be constructed using 
some form of modern methods of construction is included in the Corporation’s 
investment programme for 2004 – 2006. In some instances the Registered Social 
Landlord may also produce a specification or brief outlining its key requirements in 
terms of building standards to be met by the development. The Borough Council has 

AFFORDABLE HOUSING SUPPLEMENTARY PLANNING GUIDANCE. 
ADOPTED JULY 2004. 

8 



             
 
               
               

    
 

        
 

 

 

 
 

 
 
 

 
 

 
 

 

 
 
 

 

 

 

 
 
 

 
  

  
 
 

adopted Supplementary Planning Guidance on ‘Building Better Places’. This explains 
how developers can contribute towards sustainable development, including energy 
conservation. The Borough Council will also encourage developers to build at least 
10% of the units to the ‘Lifetime Home Standards’ set out in Appendix 4. 

OONN--SSIITTEE AANNDD OOFFFF--SSIITTEE PPRROOVVIISSIIOONN 

11.1 	 Both PPG3 and Circular 6/98 include the presumption that affordable housing should 
be provided as part of the proposed development of a site. Accordingly, the Council 
will normally seek on-site provision where a housing need exists. Failure to comply 
with this requirement is likely to justify the refusal of planning permission. To ensure 
that homes of different tenures are visually indistinguishable from one another the 
preferred option, where the dwellings are to be sold to a Registered Social Landlord, 
is for the developer to build the units before transferring them. Where this option is 
problematic (for example, where it is not possible to agree a price for the units) the 
Borough Council will seek the transfer of fully serviced plots, at nil cost, to one or 
more Registered Social Landlord. In the event that the developer is not able to enter 
into a sale agreement with a Registered Social Landlord, after using reasonable 
endeavours, an alternative method of securing affordable housing will be negotiated. 

11.2 	 Off-site provision will only be appropriate where there are sound planning reasons 
why on-site provision would be unsuitable. This is most likely to occur where the 
development is capable of providing affordable housing but the location is 
inappropriate for meeting the need. This might, for example, occur where the 
surrounding development is dominated by social housing and the provision of 
additional affordable housing would be contrary to the aim of creating balanced 
communities of mixed tenure. Where off-site provision is to be made, the affordable 
housing will be secured through the provision of land or housing on an alternative site 
or via the provision of a commuted sum. 

11.3 	 Where a commuted sum is the preferred option of the Borough Council, the 
developer will be requested to agree to make a payment that will normally be 
calculated as follows: 
Total number of units to be provided on the site X the affordable housing % target X 
the cost of fully serviced sites at an assumed net density of 35 dwellings per hectare. 
In this formula the assumed net density is based on Policy H6 of the 
Northamptonshire County Structure Plan, which requires all new housing 
developments to be built to a net minimum standard of 35 dwellings per hectare. 

11.4 	 The Borough Council will be prepared to negotiate on the level of contribution where 
there is clear evidence to demonstrate that the scheme would not otherwise be 
viable. The commuted sum should preferably be paid on commencement of the 
development and, in any event, prior to occupation of half of the dwellings. A bond 
will be required in order to guarantee payment where the commuted sum is not to be 
paid in full at commencement. The Borough Council will return any part of the sum 
that is not spent or committed within five years following receipt of the commuted 
sum or other appropriate period, as agreed. 
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RRUURRAALL EEXXCCEEPPTTIIOONN SSIITTEESS 

12.1 	 There are particular difficulties in securing the provision of affordable housing in rural 
areas. This is, in part, due to the emergence of few sites of sufficient size to trigger 
the thresholds referred to in paragraph 6.1, above. Affordable housing in rural areas 
may therefore also be provided in accordance with Policy H9 of the adopted Local 
Plan. This ‘exceptions’ policy enables provision to be made on land within or 
adjoining existing villages on sites where planning permission would not normally be 
granted provided that the criteria set out in the subsequent paragraphs of this section 
are satisfied. 

12.2 	 The proposal is intended and able solely to meet an identified local need for 
affordable housing that cannot be met in any other way. Rural exception sites are 
normally located outside the village policy line shown on the adopted Local Plan 
Proposals Map and planning permission will therefore only be granted if a local need 
has been identified. General housing needs surveys, such as that undertaken on 
behalf of the Borough Council and referred to in paragraph 5.1, above, are not 
sufficiently detailed to identify local needs in rural areas. A household village survey 
in a prescribed format should therefore be undertaken prior to the submission of a 
planning application. This should identify the quantity, size and type of affordable 
housing required together with details of the amount that those in need can afford to 
pay for accommodation. Surveys should be undertaken with Parish Council support if 
suspicion and resistance is to be avoided. A number of village surveys have, 
however, been undertaken. Details of these can be obtained from either the Housing 
Strategy Manager (see Appendix 3) or the Housing Strategy. Midlands Rural Housing 
also offers advice and support to those wishing to address village needs and may be 
willing to undertake or assist with survey work at no cost to the local community (see 
Appendix 3). 

12.3 	 People may be eligible for affordable housing on exceptions sites if they have a 
genuine need for affordable housing and 
1. 	 have lived either in the parish or an immediately adjacent parish for several years 

and need separate accommodation. This group will possibly include those living 
in shared accommodation or overcrowded conditions, newly married couples and 
retired or disabled persons requiring sheltered or specialised accommodation; or 

2. 	 have previous longstanding residence or links with either the parish or adjacent 
parish. This may include elderly people wishing to return to the locality to be near 
relatives: or 

3. 	are unable to take up the offer of a job in the parish because of a lack of 
affordable housing; or 

4. 	 their work provides an important service to residents of the parish concerned and 
they need to live within that community. 

12.4 	 The rural exceptions site must be located within or on the edge of a village that has 
adequate facilities to serve the development and must be of a small scale that can 
accommodate the development without causing undue harm to the form, character 
and setting of the village. The definition of ‘small scale’ will depend upon the location 
of the site concerned but will not normally exceed ten dwellings in the largest villages 
of Earls Barton, Finedon, Irchester and Wollaston. The style and character of such 
housing must be in keeping with its surroundings and local building styles. Due to the 
sensitive nature of most exceptions sites and the high level of consultation involved 
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in bringing schemes forward, planning applications must normally be of a detailed 
nature. 

12.5 	 The proposal must also be subject to a negotiated legal agreement designed to 
reserve the accommodation in perpetuity for affordable housing. It is imperative that 
housing on rural exception sites remain available in perpetuity to meet the needs of 
future generations for affordable housing. To meet this objective housing should be 
built and managed by a registered social landlord whilst only rented and shared 
ownership dwellings without the right to staircase to full ownership are likely to be 
appropriate. Mortgagee in possession clauses that, as a last resort, enable the 
lenders of private finance to dispose of dwellings on the open market if the registered 
social landlord is in financial difficulties will be inappropriate. Given that rural 
exception housing is provided on sites where planning permission would not normally 
be granted, it is anticipated that the site will be acquired at a fraction of the value of 
normal development land. On agricultural land, for example, this will normally be at a 
value that reflects the existing use of the land. Mixed developments which include the 
use of market housing to cross-subsidise affordable housing are inappropriate on 
exception sites. 

MMOONNIITTOORRIINNGG AANNDD RREEVVIIEEWW 

13.1 	The Borough Council will monitor the provision of affordable housing delivered 
through the planning system as part of its annual review of residential land availability 
and the Housing Strategy. An officers working party has also been established as a 
way of further monitoring progress on emerging schemes that include the provision of 
affordable housing and those that already have planning permission. This group will 
also review the effectiveness of policy, targets and agreements. The Borough 
Council is committed to supporting research in order to establish a sound 
understanding of the local housing market area across tenures and administrative 
boundaries and will continue to work with partners in order to maintain an up-to-date 
assessment and understanding of needs. The recently produced Housing Market 
Assessment Manual, commissioned by the Office of the Deputy Prime Minister, may 
assist in achieving a better understanding of the diversity of markets. 
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AAPPPPEENNDDIIXX 11 

BBoorroouugghh ooff WWeelllliinnggbboorroouugghh LLooccaall PPllaann
 

AAffffoorrddaabbllee HHoouussiinngg PPoolliicciieess
 

POLICY H8 

ON HOUSING SITES: 
(A) 	IN SETTLEMENTS OF 3000 POPULATION OR LESS, AND IN 

DEVELOPMENTS OF 15 OR MORE DWELLINGS OR 0.5 OR MORE 
HECTARES, AND 

(B) 	 IN SETTLEMENTS OF MORE THAN 3000 POPULATION AND IN 
DEVELOPMENTS OF 25 OR MORE DWELLINGS OR 1 OR MORE 
HECTARES; 

THE LOCAL PLANNING AUTHORITY WILL NEGOTIATE THE PROVISION 
OF AN ELEMENT OF AFFORDABLE HOUSING RESERVED IN 
PERPETUITY TO MEET AN IDENTIFIED LOCAL NEED. IN DETERMINING 
THE SUITABILITY OF A SITE FOR AFFORDABLE HOUSING, AND THE 
NUMBER AND TYPE OF SUCH DWELLINGS TO BE PROVIDED, DUE 
REGARD WILL BE PAID TO THE FOLLOWING: 

1. 	 EVIDENCE OF THE SIZE OF DEMAND AND TYPE OF HOUSING 
REQUIRED TO MEET THAT DEMAND; 

2. 	 THE SCALE AND LOCATION OF THE DEVELOPMENT; AND 
3. 	 SITE AND MARKET CONDITIONS. 

POLICY H9 

IN EXCEPTIONAL CIRCUMSTANCES RESIDENTIAL DEVELOPMENT 
MAY BE PERMITTED WITHIN OR ON THE EDGE OF VILLAGES ON SITES 
WHERE PLANNING PERMISSION WOULD NOT NORMALLY BE 
GRANTED, SUBJECT TO ALL OF THE FOLLOWING CRITERIA BEING 
MET: 

1. 	 THE PROPOSAL IS INTENDED AND ABLE SOLELY TO MEET AN 
IDENTIFIED LOCAL NEED FOR AFFORDABLE HOUSING WHICH 
CANNOT BE MET IN ANY OTHER WAY; 

2. 	 THE SITE LIES WITHIN OR ON THE EDGE OF A VILLAGE WHICH 
HAS ADEQUATE FACILITIES TO SERVE THE DEVELOPMENT; 

3. 	 THE DEVELOPMENT IS OF A SMALL SCALE WHICH CAN BE 
ACCOMMODATED WITHOUT CAUSING UNDUE HARM TO THE 
FORM, CHARACTER AND SETTING OF THE VILLAGE; AND 

4. 	 THE PROPOSAL IS SUBJECT TO A NEGOTIATED LEGAL 
AGREEMENT DESIGNED TO RESERVE THE ACCOMMODATION IN 
PERPETUITY FOR AFFORDABLE HOUSING. 
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AAPPPPEENNDDIIXX 22 

TThhee CCoonnssoorrttiiuumm ooff RReeggiisstteerreedd SSoocciiaall LLaannddlloorrdd 
PPaarrttnneerrss 

East Midlands Housing Association
56 York Road 
Northampton 
NN1 4LZ Tel: 01604 626281 

East Northamptonshire Housing Association/Longhurst Group
1 Crown Court 
Crown Way 
Rushden 
NN10 6BS Tel: 01933 410044 

Leicester Housing Association
Area Office 
26/27 Pen Court 
Northampton 
NN1 1EP Tel: 01604 636414 
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AAPPPPEENNDDIIXX 33 

LLiisstt ooff UUsseeffuull CCoonnttaaccttss 

Midlands Rural Housing Association/Northamptonshire Rural Housing
Association 
Whitwick Business Centre 
Stenson Road 
Coalville 
Leicestershire 
LE67 4JP Tel: 01530 276545 

Borough Council of Wellingborough
Department of Environment and Economy 
Croyland Abbey 
Tithe Barn Road 
Wellingborough 
Northants 
NN8 1BJ 

Spatial Planning (Housing Strategy) Tel: 01933 231805 or 32 
Spatial Planning (Planning Policy) Tel: 01933 231920/21/22/24 or 26 
Development Control (Planning Applications) Tel: 01933 231930/31/32/33/34/35 or 6 
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AAPPPPEENNDDIIXX 44 

LLiiffeettiimmee HHoommeess 

The Lifetime Homes concept was developed by the Joseph Rowntree Foundation 
Lifetime Homes Group and includes design features to ensure that a new dwelling 
will meet the needs of most households. The accent is on accessibility and design 
features that make the home flexible enough to meet the needs, for example, of a 
teenager with a broken leg, a family member with a serious illness or parents using a 
pushchair. The Borough Council will encourage developers to build a proportion of 
affordable housing units to Lifetime Home standards. This will ensure that these 
particular dwellings comply with part M of the Building Regulations and relevant parts 
of the Housing Corporation Scheme Development Standards. The standards can be 
summarised as follows: 

Where the scheme provides car parking adjacent to the home, it should be capable 
of enlargement to attain a width of 3300mm. The distance from the car parking space 
to the home should be kept to a minimum and should be level or ‘gently sloping’ 
(maximum gradient of 1:12 on slopes of 5m or less, or 1:20 for paths of between 5 
and 10m). Paths should be a minimum width of 900mm. 

The approach to all entrances should also be ‘gently sloping’. All entrances should be 
illuminated, have level access over the threshold (threshold upstand should not 
exceed 15mm), and should have a covered entrance. 

Where applicable, communal stairs to building should provide easy access and have 
a uniform riser of 170mm and a going of not less than 250mm, handrails should 
extend 300mm beyond top and bottom step. Handrail height should be 900mm from 
each nosing. 

Where homes are reached by a lift it should be fully wheelchair accessible. Clear 
landing entrances should be 1500mm x 1500mm, minimum internal entrances should 
be no less than 1100mm x 1400mm, lift controls should be between 900 and 
1200mm from the floor and 400mm from the lifts internal front wall. 

The width of the doorways and corresponding hallways should be in accordance with 
the following table: 

Doorway clear opening width (mm) Corridor/ passageway width (mm) 

750mm or wider 900mm (head on approach) 
750mm 1200mm (NOT head on approach) 
775mm 1050mm (NOT head on approach) 
900mm 900mm (NOT head on approach) 
The clear opening of the front door There should be 300mm to the side 
should be 800mm of the leading edge of doors on the 

entrance level. 

There should be space for a turning circle of 1500mm diameter or a 1700mm x 
1400mm ellipse to dining rooms and living rooms and adequate circulation space for 
wheelchair users elsewhere. There should be a wheelchair accessible entrance level 
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WC on all dwellings. On dwellings of 3 bedrooms or more the entrance level WC 
must be fully accessible by wheelchair users.  

A wheelchair user should be able to close the door from within the closet and achieve 
side transfer from a wheelchair to at least one side of the WC. There must be at least 
1100mm clear space from the front of the WC bowl. The shower provision must be 
within the closet (the WC could be an integral part of the bathroom if in a flat or 
bungalow). In small two bedroom dwellings where the design has failed to achieve 
the above fully accessible WC the Part M standard WC will meet this standard.  
The entrance level WC must have sufficient drainage provision enabling a shower to 
be fitted in the future. Walls in bathrooms and toilets must be of sufficient 
construction to take adaptations such as handrails. Any wall reinforcements should 
be located between 300mm and 500mm from the finished floor level. 

The living room should be at entrance level. In a house of two or more storeys there 
should be space on the entrance level that could be used as a convenient bed space. 

The design of the dwellings should have a minimum of 900mm clear distance 
between the stair wall (on which the lift would normally be located) and the edge of 
the opposite handrail/ balustrade, which may enable a future stair lift to be installed. 
Unobstructed landing are needed at the top and bottom of the stairs. 

There should be a suitably identified space for a through the floor lift from the ground 
to the first floor (e.g. to a bedroom next door to a bathroom). The design should 
provide for a reasonable route for a potential hoist from a main bedroom to the 
bathroom. The bathroom should be designed to incorporate ease of access to the 
bath, WC and washbasin. 

Living room window glazing should begin at 800mm or lower and windows should be 
easy to open or operate. People should be able to see out of the windows whilst 
seated and wheelchair users should be able to operate at least one window in each 
room. 

Switches, sockets, ventilation and service controls should be at a height usable by all 
(between 450 and 1200mm from the floor). This applies to all rooms including the 
kitchen and bathroom. 

Further information on Lifetime Homes is available from: 
The Joseph Rowntree Foundation at: www.jrf.org.uk. 
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AAPPPPEENNDDIIXX 55
 

RReeffeerreenncceess aanndd FFuurrtthheerr RReeaaddiinngg
 

Borough of Wellingborough Local Plan. Borough Council of Wellingborough (1999) 


Borough of Wellingborough Local Plan Alteration – Revised Deposit. Borough 

Council of Wellingborough (2002) 


Circular 1/97on Planning Obligations. DoE (1997) 


Circular 06/98 on Planning and Affordable Housing. DETR (1998) 


Consultation Paper on a Proposed Change to PPG3 Housing – Influencing the size, 

type and affordability of housing. ODPM (2003) 


Delivering Affordable Housing through Planning Policy. DTLR (2002) 


Housing Market Assessment Manual. ODPM (2004) 


Housing Needs Survey 2001. Borough Council of Wellingborough (2001) 


Housing Strategy 2003/2004. Borough Council of Wellingborough (2002) 


Housing Strategy Priorities 2004 – 2005. Borough Council of Wellingborough (2004) 


Milton Keynes and South Midlands Sub-Regional Strategy – Consultation Draft. East 

of England Regional Assembly, East Midlands Assembly and South East England 

Regional Assembly (2003) 


Northamptonshire County Structure Plan. Northamptonshire County Council (2001) 


Planning Policy Guidance Note 1: General Policy and Principles. DOE (1997) 


Planning Policy Guidance Note 3: Housing. DETR (2000) 


Planning Policy Guidance Note 12: Development Plans. DETR (2001) 


Regional Planning Guidance for the East Midlands (RPG8). GOEM (2002) 


Scheme Development Standards. Housing Corporation (2003) 


Sustainable communities: building for the future. ODPM (2003) 


Wellingborough’s Community Plan. Borough Council of Wellingborough (2002) 
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