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1. INTRODUCTION 
 
1.1. The Council’s planning policies for housing are contained within the District Local Plan, 

which was adopted in November 1996 and covers the period up to 2006.  Further 
“supplementary planning guidance” is also prepared by the Council in order to assist with 
implementation of the Local Plan policies. 

 
1.2. Policy H4 of the adopted Plan requires the provision of a variety of types and styles of 

dwelling on sites of more than 10 units.  The supporting text clarifies the intention in terms of 
affordable and special needs housing.  The adopted policy does not include specific targets in 
relation to these needs, as they had not been clarified at the time by a comprehensive 
assessment. 

 
1.3. Consultants (Fordham Research Ltd) carried out a district wide survey and assessment of 

housing needs on behalf of the Council in 1999 (available for sale or inspection).  The 
assessment revealed a considerable need for affordable housing in East Northamptonshire.  
The housing needs survey and Circular 6/98 are material planning considerations that 
determine the Council’s approach to implementation of policy H4. 

 
1.4. This supplementary guidance note therefore states the position with regard to negotiations on 

appropriate housing sites, in the period up to deposit of a replacement Local Plan (expected 
Autumn 2002).  The replacement Local Plan will roll forward the Council’s planning 
proposals to 2016 and will incorporate a revised policy, which will deal with the matter in 
more detail, using information from annual updates of the housing needs assessment.  The 
survey and assessment will be repeated in full after 2004, to ensure that the evidence of need 
remains valid. 

 
 
2. CONTEXT AND DEFINITIONS 
 
2.1. Planning Policy Guidance Note 3: Housing (PPG3) promotes the development of “mixed and 

inclusive communities, which offer a choice of housing or lifestyle. (The Government)…does 
not accept that different types of housing and tenures make bad neighbours.” 

 
2.2. Circular 6/98 is the main statement of Government policy on the matter of affordable housing.  

It states “a community’s need for affordable housing is a material planning consideration, 
which may properly be taken into account in formulating development plan policies and 
deciding planning applications.”  The circular states that affordable housing encompasses 
both 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.  Any targets adopted for 
the purpose of negotiations with developers should be based on sound information about the 
needs of the area over the period of the development plan. 

 
2.3. Circular 6/98 encourages authorities to aim to ensure a mix of dwelling types and sizes to 

cater for a range of housing needs.  The circular introduces size thresholds for sites that can 
reasonably be expected to accommodate a mix of types and sizes.  The relevant thresholds 
are: 

 
a) 25 units or more or sites of 1 hectare or more, irrespective of the number of 

dwellings; 
b) in settlements with a population of 3000 or fewer, the local planning authority should 

adopt appropriate thresholds. 



3. Housing Need and Affordability 
 
3.1. Total housing need is defined in the East Northamptonshire housing needs survey as “the sum 

of existing households in housing need; plus concealed households in need; plus homeless 
households.”  An existing household is in housing need if “it is living in an unsuitable housing 
situation and is unable to afford market housing”.  A concealed household is in need if “it 
needs to move to a separate home within the next year and is unable to afford suitable market 
housing”.  Appendix 1 of the survey report contains definitions of “unsuitable housing” and 
“affordability”.  It is estimated that 2967 households will be in need by 2006. 

 
3.2. The survey also found that 10.5% of the district’s households contain one or more persons 

with special needs.  “Physically disabled” and “frail elderly” are the main categories of 
special need in these households.  Nearly one fifth of special needs households are defined as 
being in “housing need”.  Special needs households make up half of all existing households in 
need. 

 
3.3. The Council intends that “affordable housing” will be provided to meet the total housing need 

stated above.  The definition of affordable housing, based on the housing needs survey, is 
“suitable housing, which is available at less than minimum market price.”  Not all of the 
housing need will require the provision of new housing; a large proportion can be met through 
operation of the Council’s housing programme and use of existing stock.  It is estimated that 
675 additional affordable dwellings will be required over the period to 2006, to cater for 
housing needs which cannot be met through repairs and adaptations to the existing social 
housing stock. 

 
3.4. Affordable housing generally encompasses low cost and discounted market housing; shared 

ownership housing and social rented housing.  In East Northamptonshire however, the 
analysis of needs and affordability clearly shows that low cost and discounted housing cannot 
presently meet the need for affordable housing in the District, due to the relationship between 
income levels and house prices.  The main areas of need are the six towns of Rushden, 
Raunds, Irthlingborough, Thrapston, Oundle and Higham Ferrers. 

 
3.5. The needs survey revealed that only a small proportion of those in need could afford shared 

ownership housing.  These households are generally located in the rural areas of the District.  
The Council’s conclusion is that social rented housing will be the only affordable solution for 
the majority of households in housing need. 

 
3.6. The consultants recommend that the amount a household pays for its accommodation should 

not exceed 30% of its net income.  The recommended rent ceilings to obtain an affordable 
rent (at 30% of net income) range from £38/week for a 1 bedroom dwelling to £60/week for a 
4-bedroom dwelling, based on survey work and a market assessment carried out in August 
1999. 

 
 



4. IMPLEMENTATION OF POLICY H4 
 
4.1. In order to ensure the provision of a range of types of housing to meet identified housing 

needs; the Council will take the following approach in negotiations with developers. 
 

The Council will aim to secure 675 new affordable homes in the period 2000-2006. 
 
4.2. The housing need survey identified a five year (1999-2004) target of 550 new affordable 

dwellings.  The data was then extrapolated to 2006, producing an estimate of 675 dwellings in 
the period covered by the Local Plan and this supplementary planning guidance. 

 
The Council’s target will be to achieve 30% of the total number of dwellings as affordable 
housing, on sites meeting the following size criteria: 
 

• In the six towns of Higham Ferrers, Irthlingborough, Oundle, Raunds, Rushden and 
Thrapston, in housing developments of 25 dwellings or more or residential sites of 1 
hectare or more, irrespective of the number of dwellings 

 
• In all other settlements, in housing developments of more than 10 dwellings or residential 

sites of more than 0.40 hectares, irrespective of the number of dwellings 
 
4.3. The 30% target will be applied to remaining Local Plan allocations and “windfall” sites that 

are granted planning permission after the date this guidance is adopted by the Council.  Some 
flexibility may initially be applied where current applications have already been the subject of 
extensive detailed negotiations that have not covered affordable housing.  The target will also 
be applied to sites where there is an application for renewal/time limit extensions of outline 
planning permission and, in some cases, to reserved matters on sites with outline planning 
permission.  In the latter situation this will be assessed with regard to the individual 
circumstances of the site (for example where there is a legal agreement in place and 
affordable housing is not already a part of that agreement).  The target will also apply to 
smaller sites where they can reasonably be viewed as part of a larger area that could be or is 
being developed comprehensively. 

 
4.4. The rural threshold of more than 10 units is taken directly from policy H4.  The Local Plan 

strategy of rural restraint means that there are few sites above the threshold and little 
likelihood of further large windfall sites.  Most rural affordable housing will therefore 
continue to be provided on “exceptions” sites.  The guidance in Circular 6/98 takes 
precedence over the threshold in policy H4 for sites in the six towns (which all exceed 3000 
population) and the national threshold of 25 units will therefore be applied in these areas for 
the purposes of this supplementary guidance.  Both rural and urban thresholds will be re-
appraised as part of the local plan review. 

 
The 30% target will normally constitute 28% social rented and 2% shared equity housing. 
 
4.5. This target is taken from the recommendations of the housing needs survey.  The 

attractiveness and affordability of shared equity housing varies across the district, according 
to house and land prices.  If the shared equity option is found not to be affordable in particular 
circumstances, the Council will instead seek all 30% as social rented units. 

 
The normal mechanism for achieving affordability for the units sought will be the transfer of 
land to RSL at nil value, or the transfer of built units at a price equating to servicing and 
construction costs. 
 



4.6. A subsidy equating to the land cost is normally required in order to achieve affordability.  The 
land may be transferred at zero true land price to a registered social landlord (RSL), for the 
provision of affordable units.  Alternatively, the developer may provide the requisite number 
of units, in their own house styles, and transfer these to a social landlord at a price equating to 
servicing and construction costs.  The dwellings must be equivalent in size, quality and space 
to those managed by RSL; these are all matters covered by Housing Corporation standards. 

 
4.7. If developers are able to provide and price their housing at below base market prices such that 

it meets the affordability definition, this will count toward the affordable housing target in 
respect of their site. Planning conditions will be used to specify occupancy criteria, using a 
cascade approach in accordance with the Council’s housing allocation policy. 

 
The developer will be required to undertake that the rent or purchase price of “affordable 
housing” will be below that of the cheapest market housing in reasonable supply within the 
district.  Unless the units are to be managed by a registered social landlord, planning conditions 
or agreements will be used to ensure that: 
 

(i) the affordable housing will be occupied by those with a demonstrable local housing 
need, in accordance with the Council’s housing allocation policy; and 

(ii) the benefits are passed on to successive occupiers (subject to “Right to Acquire” 
housing legislation in the 1996 Housing Act.) 

 
4.8. Even if the 30% target is applied to all suitable sites in the period to 2006, this will not result 

in the delivery of 675 affordable dwellings.  Some of the total will therefore need to be 
provided through separate housing association developments, including “exceptions” sites in 
the rural area. 

 
 
5. Special Needs Housing 
 
The Council will aim to secure an appropriate proportion of special needs housing, to meet 
identified local needs, as part of the affordable housing element of sites above the size thresholds 
established above. 
 
5.1. The development of current RSL schemes for new units will meet some of the existing needs, 

particularly for frail elderly accommodation.  In addition, a proportion of the affordable 
housing on larger development sites should be designed with special needs in mind.  
Normally, the RSL recipient of the housing will establish the precise needs in the locality and 
there will need to be compliance with Housing Corporation standards for special needs 
accommodation.  All new housing must now comply with Part M of the Building Regulations, 
which will improve basic accessibility for disabled people. 

 
 
6. Commutation of the affordable housing element 
 
6.1. The objective of policy H4 is to ensure a mix of types of dwellings within housing sites.  

Circular 6/98 also states that “where a requirement for an element of affordable housing is 
appropriate, it should be provided as part of the proposed development.”  Other objectives to 
consider include accessibility to facilities, services and public transport, and the need to 
provide for the subsequent management of the affordable housing element in relation to the 
location and size of the site. 

 



6.2. The Council expects that there will be individual circumstances where a proportion of the 
affordable housing element will be better located away from the site.  This is most likely to be 
the case for the single persons’ and special needs units, where a town centre or edge of centre 
location is favoured for accessibility purposes.  The Council will seek alternative sites or a 
financial contribution towards a proportion of the affordable units in such cases. 

 
6.3. Where the developer wishes to provide an alternative site on which a proportion of the 30% 

target can be met, this site must already have planning permission for residential development 
and must be serviced, or be capable of being serviced at a reasonable cost.  It should be 
accessible to local services and facilities, including public transport.  The Council will grant 
planning permission for the original site, once the arrangements are secured for the commuted 
scheme.  The ratio of market to affordable housing will need to be maintained and therefore 
the greater amount of market housing achievable on the original site as a result of 
commutation will be a factor in determining the total number of affordable units sought. 

 
6.4. Where a financial contribution is sought the monies will be used for schemes that provide 

single persons’ and special needs accommodation through the operation of the Council’s 
wider housing programmes.  These generally favour brownfield sites and the re-use or 
conversion of empty properties.  The Council will require an independent valuation of the 
market housing site, on a plot by plot basis.  The land value of the agreed number of plots will 
be paid into a fund held by the Council and will be used as grant aid to enable RSL provision 
of affordable units to meet prescribed needs.  Payments will be secured through legal 
agreements and will be subject to arrangements to repay the monies, with interest, if the 
affordable housing has not been provided within a specified time period. 

 
 
7. Phasing 
 
The delivery of the affordable housing units will be phased throughout the housing development 
but the Council will require that all of the affordable units be in place before 80% of the total 
development has been completed. 
 
7.1. In order to achieve a balanced mix of housing types, it is preferable to avoid large areas or 

pockets within the development that constitute solely market or affordable dwellings.  The 
general principle, and the Council’s negotiating stance, is that outwardly there should be no 
difference in the style of units but that within streets and housing areas the tenure of units may 
vary. 

 
7.2. A measure of certainty is required at the outset, as the availability of grant aid and the 

operation of Housing Corporation funding regimes will affect the delivery of affordable units 
to RSL.  At an early stage in negotiations therefore, a RSL recipient will need to be identified 
and conclusions reached on the timing of affordable housing delivery.  This will be 
particularly important on very large sites where the commencement of development is likely 
to proceed in phases in any case.  The Council will normally seek an element of affordable 
housing within all phases and will require the units to be constructed and delivered to the RSL 
at specified trigger points within each phase.  Planning conditions or agreements will be 
utilised to ensure that a specified number of the general market housing units cannot be 
occupied until the affordable housing has been built and either allocated to those in local 
housing need, or transferred to a RSL. 

 
 



8. Other considerations 
 
8.1. The affordable housing target is part of the implementation of policy H4 and does not take 

precedence over implementation of other adopted Local Plan policies.  Hence, the Council’s 
normal requirements for the provision of infrastructure, services and amenities will also 
apply.  Similarly, the offer of affordable housing will not make a site acceptable for 
development if it does not comply with normal planning policies. 

 
8.2. The Council’s recreational open space requirements must be met for the entire development 

(whether provided on or off site).  Education contributions may also be required for the 
affordable units but this will be dependent on the circumstances of the case and will be the 
subject of individual negotiations. 

 
8.3. There may be exceptional circumstances in which the application of the affordable housing 

target in addition to other infrastructure and services, renders the development un-viable.  In 
such cases, the Council will require a detailed breakdown of costs from the developer to 
enable a full appraisal of the situation and assist with negotiations.  Where viability is in 
question, for example on a heavily contaminated site, the Council will consider varying the 
affordable housing target but will maintain its other normal requirements. 

 
8.4. Finally, the Council will encourage developers, both private and RSL, to enter into a 

partnership with Rushden Renovate.  This is a housing plus initiative encompassing the 
training, education and accommodation of young people who have been disadvantaged in 
accessing mainstream training establishments. 



9. CODE OF PRACTICE 
 
9.1. This section of the guidance is intended to assist applicants for planning permission and 

provide a clear and equitable basis for all negotiating parties. 
 
9.2. The Council will: 
 

• Wish to discuss the affordable housing target prior to the submission of a planning 
application 

• Respond to queries about affordable housing targets from developers within a reasonable 
timescale 

• Provide potential applicants and developers with a copy of this guidance booklet 
• Make available, for inspection or purchase, copies of the full 1999 Housing Needs Survey, 

final report 
• Ensure liaison between planning and housing officers to clarify precise arrangements and 

funding time scales 
• Assist with the identification of a registered social landlord (RSL) partner, as required 
• Name the contact officers for planning, housing and the RSL 
• Apply the affordable housing requirement to applications for outline permission, 

renewal/time limit extension of an outline permission, detailed permission or reserved 
matters; unless the permission is subject to a section 106 agreement that does not already 
cover affordable housing 

• Use planning conditions to stipulate the affordable housing element 
• Use legal agreements to secure matters such as the transfer of land or housing units, 

financial contributions and the control of occupancy, if necessary 
• Normally expect the affordable units to be provided “on-site” 
• Consider education contributions in respect of the affordable housing units on an individual 

basis 
 
 
9.3. The developer should: 
 

• Approach the Council at the earliest opportunity, preferably before purchasing the site, to 
discuss planning requirements 

• Wherever possible, submit a draft legal agreement with their planning application, to 
expedite negotiations 

• Name a contact who will be dealing with the scheme and leading negotiations 
• In the event of a query, or to arrange meetings, contact the named officers or leave a 

message for them if they are unavailable 
• Undertake to keep planning and housing officers informed in the event of any separate 

negotiations with the RSL 
 
9.4. The RSL will be a party to any legal agreements concluded to secure the affordable housing. 
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AFFORDABLE HOUSING 
Revisions to Supplementary Planning Guidance Resulting from Consultation 

 
1.0 Introduction 
 
1.1 Draft supplementary guidance was approved for consultation purposes and adopted as 

interim policy by this Committee on 27 March 2000.  A copy of the draft guidance was sent 
to a range of interested organisations including all Town and Parish Councils; adjoining 
districts and boroughs; Welland Partnership authorities; the County Council; the 
Government Office for the East Midlands; the House Builders Federation; around forty 
developers, agents or landowners with interests in the district; and the main Housing 
Associations with stock in the district. 

 
1.2 The consultation period extended from 7 April to 5 May, although some individual 

arrangements were made to extend the response period on request.  Altogether, the Council 
received 17 responses.  The representations and resulting changes to the document are 
summarised below.  Independent legal advice has been sought on the status of the 
supplementary planning guidance. 

 
 
2.0 Summary of Representations 
 
2.1 The main issue of principle in terms of objections relates to whether the Council can use 

supplementary planning guidance to specify its negotiating position on affordable housing.  
The Government Office, the House Builders Federation and one developer state that the 
correct procedure is for the Council to prepare an alteration to the Local Plan, in advance of 
a full review of the adopted Plan and preparation of a replacement.  The Government Office 
also object to the use of the word “requirement”. 

 
2.2 Individual housebuilders are also concerned about the 30% target and its district wide 

application.  The proposals to bring forward affordable units at an early stage in 
development; the retrospective application of a target to sites that already have outline 
permission; the specification of tenure and the setting of a lower rural threshold are also 
questioned.  One developer expresses concern about whether there will always be a social 
landlord willing to take on the units. 

 
2.3 Housing Associations welcome the document but request that the need to build units to 

Housing Corporation standards is clearly stated.  There is also some concern about the 
inherent flexibility implied in the section dealing with commutation of the affordable 
housing requirement. 

 
 



2.4 Raunds Town Council support the guidance but require clarification that the 30% target will 
also operate in the rural area.  Warmington Parish Council is opposed to any further large 
housing sites but would consider a small development of up to five affordable units.  
Woodnewton Parish Council supports the guidance and considers it will mean that future 
developments will contain a mix of housing, which was unfortunately not achieved on the 
large site recently completed in the village. 

 
2.5 The Education Authority is concerned about the statement that education contributions will 

not be sought in respect of the affordable units.  It is suggested that this should be a matter 
for individual determination, based on the merits of the case. 

 
2.6 Rutland County Council suggest a joint approach to the issue through the Welland 

Partnership policy-benchmarking group.  This has been included on the agenda for a 
meeting on 1 June and any initial conclusions will be reported verbally to this Committee. 

 
2.7 Legal advice has been sought in order to clarify the status of the guidance and respond to the 

objections.  The advice has been given based on the content of the draft document and the 
main representations. 

 
 
3.0 Response to Representations and Changes to the Guidance 
 
3.1 On the basis of the legal advice, your Officers are satisfied that the Council should proceed 

to adoption of the supplementary planning guidance and that it is not necessary to prepare a 
formal alteration to the Local Plan.  It is clear that the provisions of Circular 6/98 and the 
evidence of need established by the survey are material planning considerations that have a 
bearing on the Council’s determination of planning applications, and therefore on the 
negotiations preceding determination.  The Council has already considered a provisional 
timetable for the review and replacement of the Local Plan.  A further report will be made to 
this Committee on 17 July outlining the work necessary in the period up to deposit of a 
replacement plan and identifying any scope for making time savings.  To introduce a formal 
Alteration in the interim would not be an efficient and effective use of the Council’s 
resources. 

 
3.2 Developers’ concerns about the 30% target and the tenure distinctions can be answered by 

referring to the Housing Needs Survey, which underpins the guidance and provides the 
evidence of need and affordability.  The Council is required to establish the needs of the 
district as a whole and can plan to meet those needs anywhere within its boundaries.  In 
reality of course, both the needs and the development opportunities are proportionally 
greater in the six towns and therefore this is where the bulk of the affordable housing is 
expected to be located.  Although the 30% target also applies in the rural areas, the 
development opportunities in terms of large sites are extremely limited and therefore most 
affordable housing in the future is likely to be on “exceptions” sites, developed by registered 
social landlords.  Additionally, there is no exclusion of low cost and discounted market 
housing but the Council will need to be satisfied that this will actually result in the provision 
of affordable units.  The evidence from the housing needs survey suggests that this is 
unlikely to prove to be the case. 



 
3.3 Circular 6/98 does not set size thresholds for settlements under 3000 population, leaving this 

to the discretion of the local planning authority.  Since the guidance is linked to policy H4 of 
the Local Plan, it is felt reasonable to choose the threshold set in that policy.  Review of the 
situation in the lead up to preparing a replacement Plan may well lead to the conclusion that 
the thresholds should be lowered; for instance the current Huntingdonshire Local Plan 
Alteration proposes thresholds of 15 units in the urban areas and 4 units in the rural areas.  A 
critical point to re-iterate here is that application of a 30% target to sites above the current 
size thresholds is unlikely to deliver the required 675 affordable units to meet needs up to 
2006. 

 
3.4 The retrospective application of a target to sites that already have planning permission is 

also held to be legal and proper in most instances.  The exception to this is where a reserved 
matters application is made on a site where a section 106 agreement has been signed, and 
affordable housing is not one of the matters covered in the agreement.  (This has now been 
made clear in the guidance document.)  Where outline planning permissions come up for 
renewal or time limit extension, it is clear from Planning Policy Guidance Note 3 (PPG3) 
that these must be re-assessed in the light of recent guidance and material changes in 
circumstance.  If the Council resolves to renew permission, this can be on the basis of 
additional planning conditions and a re-negotiated legal agreement covering such material 
changes.  It is accepted that some developers will historically have purchased sites on the 
understanding that there was not an affordable housing target.  The guidance and code of 
practice aim to reduce such instances in the future by encouraging early contact with 
potential developers in order that the full costs of developing their site are reflected in the 
price paid for the land. 

 
3.5 The revised guidance takes account of the concerns regarding phasing, education 

contributions and minimum space standards for units transferred to RSL.  In terms of 
finding RSL partners, this is not expected to prove problematic but experience of 
implementing the guidance will indicate any need for a revision of the Council’s approach.   

 
3.6 Additional information has been included on the recommended rent ceilings, to provide an 

indication of levels of affordability in the district.  The statement regarding the transfer of 
land to RSL at nil value has been highlighted and the supporting text moved from the 
introductory section of the document.  The statement regarding the affordability of the 
negotiated units and arrangements to secure occupation, both initially and in perpetuity, has 
also been highlighted.  The word “requirement” has been replaced variously by “target”, 
“element” or “arrangement”. 

 
3.7 Finally, in consultation with Housing Officers, the section on commutation of the affordable 

housing requirement has been extended to allow for a proportion of the units off-site in 
some limited circumstances.  This allows the Council to collect financial contributions, 
based on residential plot values, where a very large town extension is involved.  In such 
instances a proportion of the units, specifically single persons’ and special needs 
accommodation, may be better sited near town centres.  The Council could use the 
contributions to enable the re-use of empty properties or to aid redevelopment of brownfield 
sites by registered social landlords.  These provisions will need to be subject to legal 
agreements ensuring the use of the monies for such purposes within a specified time period. 

 
 



4.0 Conclusions and Recommendation 
 
4.1 The draft document has been amended to take account of some of the representations, 

following the receipt of legal advice on the Council’s position.  Other representations have 
been rebutted in this committee report.  It is considered that the revised document forms a 
sound basis for negotiations with developers to seek affordable housing.   

 
4.2 It is now recommended that the revised document be adopted as supplementary planning 

guidance.  It is also recommended that a copy of this report be appended to the final 
document in order to demonstrate that consultation has taken place and how representations 
have been considered. 

 
 
 

D READ 
Chief Planning Officer 
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