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6.0 SOCIAL POLICIES
Affordable Housing – General Policies

6.1 The policies in this Plan are designed to provide the framework for sustainable 
communities within East Northamptonshire.  They are set in the context of the Core 
Strategy and national policy, in particular PPS3, and provide a framework for the major 
development anticipated within this part of the Milton Keynes & South Midlands growth 
area.  PPS3 serves both to define national standards for affordable housing delivery and 
set out where policies need to be developed in the LDF.  The Strategic Housing Market 
Assessment (SHMA) identifies levels of need, including an appropriate tenure split, which 
form the basis for the targets set out below.

Definition

6.2 PPS3 provides the first national definition for affordable housing, which includes 
social rented and intermediate housing (for example shared ownership, key worker 
housing) exclusively.  This definition specifically excludes low-cost market housing for 
sale, which encourages this to be provided within the market total. 

Affordable Housing Need

6.3 The SHMA identifies an annual shortfall of 255 dwellings per annum for East 
Northamptonshire as a whole, while the 2004 Housing Needs Survey42 undertaken at Ward 
level, identified a shortfall of 138 dwellings per annum for the Plan area.  The Council’s 
Housing Strategy43 identifies 140 units of affordable housing as having been, or being 
delivered, by Registered Social Landlords (RSLs) in the previous 2 years (2004-6). 

Affordable Housing Target

6.4 Taking account of the findings of the SHMA, the Core Strategy specifies a target 
of 40% affordable housing units on sites within East Northamptonshire.  The thresholds 
being applied through saved Local Plan policies and adopted SPD are currently 15 units 
in the urban areas (in line with the national indicative minimum site size threshold stated 
in PPS3) and 10 units in other settlements.

6.5 An informed assessment has been undertaken to determine the viability of 
different thresholds and proportions of affordable housing44.  Development appraisals 
have been carried out for allocated sites in this Plan plus some other examples that would 
constitute ‘windfall’ sites.  The appraisals included estimated development costs (including 
current Section 106 costs) and sales and rental values based upon existing market data as 

42 Housing Needs Survey 
2004 (Outside Research 
and Development, 
September 2004)
43 East Northamptonshire 
Housing Strategy 2006-
2009 (December 2006)

44 EDAW Affordable 
Housing Viability 
Model for East 
Northamptonshire 
Council (January 2009)/ 
updates (April 2009)
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at January 2009.  The modelling has concluded that it is presently not viable to secure 40% 
affordable housing from development contributions alone and that public subsidy will be 
required in order to meet identified needs.

6.6 Delivery of affordable housing to meet identified needs therefore requires 
additional finance from public sources; presently via Housing and Communities Agency 
(HCA) subsidy.  In the case of small rural sites, the public funding requirement is significant.  
In the 2008-11 period,  approximately £36m of HCA funding is allocated per annum to 
Northamptonshire as a whole.  This will be distributed on a competitive value for money 
basis, with levels recently around £44,000 per rented home and £20,000 per low cost 
home ownership home.  The available level of funding should enable the delivery of new 
affordable homes to be secured in line with the targets set out below.

6.7 The Plan therefore includes provision for affordable housing delivery in the Rural 
North, Oundle and Thrapston, with respect to:

n	 Targets for numbers of affordable housing to be delivered by 2021; 
Improved health and wellbeing 

n	 Thresholds for individual development sites, above which affordable housing 
will need to be provided;

n	 Affordable housing tenure types.

Thresholds

6.8 PPS3 specifies a general threshold of 15 dwellings or more, above which the 
local target for affordable housing should be applied.  However, lower thresholds can 
be set, where viable and practical, in rural areas.  The SHMA found that, based on need, 
a minimum threshold of 3 dwellings should be applied in the rural area.  In terms of 
practicality, viability testing has found that developer contributions from sites under 15 
units would be difficult to achieve. 

6.9 While the need for smaller scale developments to be viable is of substantial 
importance in the current economic climate, the underlying issue is that there continues 
to be an acute need for affordable housing in the rural area.  The Council therefore remains 
committed to maximising opportunities for the development of affordable housing to 
meet these needs.  Accordingly, to ensure sustainable development in the rural areas (i.e. 
outside Oundle and Thrapston), the policy approach for sites between 10 and 14 units is 
to consider need and viability on a case by case basis, applying ‘Saved’ Local Plan Policy H4 
(Appendix 2) and the adopted SPD on Developer Contributions.

6.10 Larger new housing developments differ in principle from smaller allocations. 
That is because they do not contain the range of lower priced second hand housing types 
that are typically found within established urban communities and which therefore form 
part of the context for smaller new developments.  In Oundle and Thrapston affordable 
housing will be sought only on sites of 15 dwellings or more.

6.11 PPS3 includes a requirement to provide for low cost market housing but does 
not define what this may be.  The North Northamptonshire Strategic Housing Market 
Assessment suggests that a target of 5% low cost market housing could be applied on 
development sites of over 50 units.  The delivery of these units would require a covenant 
restricting cost to 30% below equivalent full market value, but given the relatively small 
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proportion of total housing to be provided by this means it would only be appropriate 
to impose such a standard on larger scale developments, where a full range of dwelling 
types will be provided.  The Council wishes to encourage an element of low cost market 
housing but is not presently convinced that the evidence base is sound enough to set 
a local target at this time, or that delivery and monitoring mechanisms could be put in 
place to achieve such a target.  Subject to these issues being addressed, a low cost market 
housing target will be brought forward in a future review of this Plan.

 
 Policy 13 – AFFORDABLE HOUSING REQUIREMENTS

On all development sites of 15 dwellings and over and on sites of between 10 and 
14 dwellings outside of Oundle and Thrapston, based on local housing need an 
element of affordable housing will be sought of up to 40% of the total number 
of dwellings proposed, although the finally agreed proportion will depend upon 
specific site viability.

Public subsidy will be sought in order to maintain affordable housing provision at 
or near the 40% target for individual sites wherever possible.

Affordable units should comprise 75% social rented and 25% intermediate housing, 
unless an alternative tenure split is agreed with the Council in response to local 
needs.

 
Indicators:

n	 % of applications meeting the threshold of 15 units that provide the required 
level of affordable housing and the stated tenure breakdown

n	 % of applications between 10 and 14 units that deliver affordable units

 
 
Targets:

n	 100% of development sites over 50 dwellings providing 40% affordable 
housing, with a mix of 25% social rented and 15% intermediate housing

Numbers of affordable housing units – targets for the Plan area

6.12 The 2004 Housing Needs Survey identified an indicative need to deliver at least 
500 affordable dwellings within the Plan area by 2021.  Sites in the Plan area could provide 
around 485 affordable dwellings up to 2021, as follows:

n	 185 affordable dwellings on allocated sites at Oundle
n	 270 affordable dwellings at Thrapston South
n	 30 affordable dwellings at King’s Cliffe

6.13 The Council’s Housing Strategy (December 2006) defines the mechanisms, 
partnerships and the locally available resources available for affordable housing delivery.  
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The District wide aims, objectives and priorities set out in the Housing Strategy will be 
implemented through the affordable housing policies set out in the Plan.

Affordable Housing – Rural Exceptions Sites

6.14 National planning policies (PPS3 and PPS7) state that affordable housing 
provision in rural areas should be supported by a rural exception policy.  The findings of 
the Housing Needs Survey 2004 indicated a need for 100 more affordable units 
annually in the rural areas; however, there is a viability issue with developer 
contributions towards affordable housing on rural sites under 15 units. 
Although past delivery rates on exceptions sites have not made major inroads 
towards meeting these needs, they do constitute an important element of 
supply.

6.15 The Council’s Housing Strategy (December 2006) provides the 
framework for involving different partnerships in bringing forward rural sites for 
development.  This develops previous work undertaken by the Rural Housing 
Enabler, Housing Corporation and Natural England (formerly the Countryside 
Agency). A rural exception policy will support this earlier work by ensuring that 
affordable housing can be provided where it is needed in a flexible manner.

 
Policy 14 – RURAL EXCEPTIONS HOUSING

In the rural area, planning permission will be granted for affordable housing to 
meet genuine local needs (identified through a local housing needs survey) where 
the following criteria can be satisfied:

a) The site is within or well-related to a village and the scale and nature of 
the development is appropriate to its surroundings;

b) The village concerned offers (individually or as part of a network of 
villages with an affordable housing need) at least a basic range of services 
appropriate to the form of housing provided, and there are no more 
sustainable locations available;

c) The impact on adjoining countryside is minimised through careful 
siting, design, materials, access, drainage, landscaping and open space 
provision; and

d) Occupation of housing is controlled through a legal agreement or 
planning obligation to ensure that the benefits of affordable housing are 
also enjoyed by subsequent occupiers.

 
Indicator:

n	 Number of exception site applications approved which meet the stated 
criteria

 
Target:

n	 100% of approved applications to adhere to the criteria as set out in Policy 14
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Affordable Housing Allocations

6.16 A key objective of PPS3 (paragraph 9) is to create sustainable, inclusive, 
mixed communities in all areas, both urban and rural.  In accordance with the aims and 
objectives of PPS3, the Council’s Rural Strategy45 notes that small “Sites of Social Diversity”, 
or allocations purely for affordable housing, would be especially beneficial to smaller rural 
communities where the numbers of possible development sites are limited but there is 
clear evidence of local need.  Due to the acute problems with affordability in the north of 
the District, and to assist with delivery of affordable housing in suitable locations, small 
“sites of social diversity” are being sought.  Although work on specific sites and local needs 
is not sufficiently advanced at present to make allocations at this time, future reviews of 
this Plan will bring forward proposals based on detailed evidence.

6.17 Proposals for sites of social diversity need to be accompanied by an up to date, 
robust local housing needs assessment, which will provide evidence of an imbalance 
between incomes and house prices, supplementing the 2004 Housing Needs Survey 
for the District.  Negotiations regarding possible sites in Barnwell, Great Addington and 
Titchmarsh are in their early stages, so it is currently uncertain whether these sites are 
deliverable, an important requirement of PPS3 in allocating specific sites for affordable 
housing.

6.18 As evidence becomes available to support the delivery of affordable housing 
allocations in villages, specific sites will be identified in a review of this Plan.  Prior to any 
future review, or if specific development proposals for affordable housing are forthcoming, 
these should be considered against the policy 14 above.

Gypsy and Traveller Needs

6.19 The Northamptonshire Gypsy and Traveller Accommodation Assessment (GTAA) 
was published in March 200846.  Over the decade 2007-17, this has identified a need for 9 
additional residential pitches, 2 additional transit plots and 4 additional plots for Travelling 
Show People.  Policy 16/ Appendix 2 in the Regional Plan set an initial (5 year) target for 
the delivery of 6 pitches (including 2 transit pitches) by 2012.

6.20 There are currently no authorised gypsy or traveller sites within the Plan area.  
However, there is a storage facility for travelling show people near Polebrook.  Furthermore, 
there are two small gypsy and traveller sites totalling 20 pitches between Ringstead and 
Denford, adjacent to the Plan area.  There is an existing consent to extend the number of 
pitches by a further six, subject to other site amenities being provided.

6.21 The GTAA has made specific recommendations that future provision should be 
close to existing private sites.  It is considered therefore, that additional accommodation 
would, most appropriately, need to be provided near/ adjacent to the existing sites in the 
district, at Ringstead and Irthlingborough.  It will be necessary, therefore, to resolve this 
matter through the emerging site allocations DPDs for the Raunds and Irthlingborough 
areas.  Specific proposals for the small scale expansion of the existing show people storage 
site near Polebrook would need to be considered against the criteria in Core Strategy 
Policy 17, together with relevant criteria in PPS7.

45 East Northamptonshire 
Council Rural Strategy 
(Atkins, November 2005)

46 Gypsy and Traveller 
Accommodation 
Assessment in 
Northamptonshire 
(Fordham, March 2008)
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Open Space, Sport and Recreational Facilities

6.22 Open spaces can provide a number of functions within the urban fabric of towns 
and villages; for example, the provision for play and informal recreation, a landscaping 
buffer within and between the built environment; and to provide a habitat for the 
promotion of biodiversity.

6.23 Each type of open space has various benefits, for example allotments for the 
growing of produce, play areas for children’s play and playing pitches for formal sports 
events. Many open spaces also have secondary functions, for example outdoor sports 
facilities have an amenity and recreational value.  All the open space, sport and recreation 
sites in the Plan area have been identified on the Proposals Map (PPG1747).

6.24 Sufficient recreational and amenity open space must be provided throughout 
the Plan area to meet the existing and future open space needs of the community. 
Government guidance in PPG17 requires the Council to prepare strategies for the 
provision and enhancement of open spaces, sport and recreational facilities based on 
up to date assessment of need. In accordance with this requirement, PMP carried an 
assessment of open space, sport and recreational facilities during 2005.  An update of 
this assessment is being undertaken at present, looking at current levels of provision and 
need. This will closely inform the development of an Open Space Strategy SPD for East 
Northamptonshire.

6.25 The objectives identified in the forward to PPG17 have been fully considered 
and, as required by PPG17 (paragraph 11), Policy 15 sets out the measures to be taken to 
achieve these in the Plan area.

6.26 The January 2006 PMP study was undertaken to provide a comprehensive survey 
of open space, sports and recreational facilities in the District.  The PMP study has provided 
the evidence for locally based detailed policies and provision standards for each type of 
open space. This will enable negotiations on new housing development which will ensure 
that planning obligations can be directed towards sites in order to implement open space 
requirements. Where there are shortages in quantity the local planning authority will seek 
additional provision.

6.27 The PMP study sets out a means to assess open space. This includes a qualitative 
and value assessment to be applied, in addition to quantitative and accessibility 
factors to sites in order to determine and set out actions needed to ensure appropriate 
implementation (PMP, paragraph 13.14).  This will be used as a test when considering 
development applications and as an element of the proposed SPD and to identify and 
inform action to deliver the open space elements of this Plan set out in Policy 15.

6.28 The following local provision standards have been developed from the PMP 
study taking into account the results of the full assessment and these will be applied to all 
housing developments in the Plan area.

47 Planning Policy 
Guidance 17: Planning 
for Open Space, Sport 
and Recreation (CLG, July 
2002)
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Table 1 – Open Space, Sport and Recreational Facilities – Local Provision 
Standards

QUANTITY ACCESSIBILITY

Parks and Gardens 0.6 ha per 1,000 population 15 minute walk (720m)

Natural and Semi Natural 
Open Space

1.30 ha per 1,000 population (urban areas) and 
8.79 ha per 1,000 population (rural)

15 minute walk (720m)

Amenity Green Space 0.8 ha per 1,000 population 5 minute walk (240m)

Children and Young People
0.1 ha per 1,000 population (urban) and 0.14 ha 
per 1,000 population (rural)

10 minute walk (480m)

Outdoor Sports Facilities
1.69 ha per 1,000 population (excluding  
golf courses)

15 minute drive (5 miles)

Allotments 0.34 ha per 1,000 population 15 minute walk (720m)

Cemeteries and Churchyards None set None set

6.29 Areas of open space on development sites should be located, designed and laid 
out by developers to enhance the amenity of the area. Provision of open space by the 
developer must include arrangements for public access, long term retention and future 
maintenance in order to fulfil the guidance of the PMP Study.

 
Policy 15 – OPEN SPACE, SPORT AND RECREATIONAL FACILITIES

On all new housing developments of 15 or more dwellings or 0.42 ha or larger48, new 
open space, sport and recreation facilities shall be provided and/ or improvements 
and enhancements undertaken to existing off-site facilities. 

To achieve protection and enhancement of existing open space, sport and 
recreation facilities, measures will be taken to: 

a)	 Protect and enhance the sites identified as having high value (in terms of 
quality and accessibility).

b)	 Enhance the quality and accessibility of sites currently assessed to be 
below the local quality and accessibility standards as set out in Table 1.

c)	 Consider the exchange of one site for another in order to substitute for 
any loss of open space or sports and recreational facility or to remedy 
deficiency in accordance with PPG17.

d)	 Achieve sufficient open space and recreation provision; the recommended 
local accessibility standard for each open space type will be applied as set 
out in Table 1 above. 

e)	 Secure provision through planning obligations, from developers to 
improve open space, sport and recreation facilities and direct developer 
contributions towards areas of key deficiency, including off site provision. 

48 East Northamptonshire 
Council Supplementary 
Planning Document 
Developer Contributions 
(June 2006)
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Indicators:

n	 Total number and area of existing open space, sport and recreation facilities
n	 Additional open space, sport and recreational facilities created through 

Developer Contributions SPD

 
Targets:

n	 100% of applications approved to provide for open space in accordance 
with the required standard zero net losses of existing open space, sport and 
recreation facilities including zero net loss to their quality.

6.30 Those Open Space Sites identified as being of high quality are recognised and 
given protection (PPG17) and set out on the Proposals Map and schedule (Appendix 6).




