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ii Document Matters, Consultation Adoption & Sustainability
Appraisal

Document Matters, Consultation, Sustainability Appraisal, and Adoption

[Town and Country Planning (Local Development)(England) Regulations 2004, Town
and Country Planning (Local Development)(Amendment) Regulations 2008].

i. This draft Affordable Housing Supplementary Planning Document (SPD) has
been produced by the West Northamptonshire Joint Planning Unit for the
purposes of public consultation. The Unit is responsible for planning policy in
West Northamptonshire, which covers the areas administered by Northampton
Borough Council, Daventry District Council and South Northamptonshire Council.

Document Matters

ii. Title: Affordable Housing Supplementary Planning Document

iii. Subject Matter: the provision of affordable housing in the area of West
Northamptonshire by means of planning agreements or conditions attached to
planning approvals and in rural areas on sites falling within planning policies
specifically intended to provide such housing in these areas.

Period for Representations, 9 April to 21 May 2009.

Representations should be sent to Claire Berry, West Northamptonshire Joint Planning
Unit, Cliftonville house, Bedford Road, Northampton NN4 7NR

By Fax 01604 838543

By e-mail at westnorthantsjpu@northampton.gov.uk

Representations may be accompanied by a request for notification of the adoption
(or otherwise) of this SPD. If making such a request please specify the address for
this purpose.

Consultation 

iv. This document is published for public consultation purposes. The consultation
period starts on 9 April 2009 and will run for 6 weeks. Consultation is being
simultaneously carried out on the Sustainability Appraisal contained in Appendix
G. Representations on both documents should arrive no later than 5:00pm on
21 May 2009 prompt.

v. The consultation will be undertaken in accordance with the Statements of
Community Involvement issued by the Councils in West Northamptonshire and
includes:
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A Press notice and Press Release
Copies being made available for public viewing at the council offices, local
libraries, council websites, West Northants Joint Planning Unit website and West
Northamptonshire Development Corporation website.
Letters to stakeholders informing them of the draft document and where it is
available
A sustainability appraisal of this supplementary planning document published
concurrently for public consultation.
A facility enabling the public to respond on-line.

Further details are contained in Appendix I.

Sustainability Appraisal

vi. The sustainability appraisal is reproduced in Appendix F. Consultation is as laid
out above.

Adoption

vii. Following the consultation period the comments received will be taken into
account by the West Northamptonshire Joint Strategic Planning Committee
when drawing up the final version of this document for adoption as the Affordable
Housing SPD applying to West Northamptonshire.

viii. Once adopted the SPD will be used by the councils in West Northamptonshire,
and West Northamptonshire Development Corporation, when deciding relevant
planning applications and at Local Planning Inquiries.
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1 Introduction, Aims and Objectives

Introduction: Aims & Objectives

1.1 This document applies to the area of West Northamptonshire, which covers
the administrative areas of Daventry District Council, Northampton Borough Council
and South Northamptonshire Council.

1.2 Northampton is the largest settlement in West Northamptonshire, with a
population of 200,100 (Mid Year Estimates 2007 OPCS). Daventry and South
Northamptonshire Councils are essentially rural authorities adjacent to Northampton
on its northern, western and southern boundaries. Those districts contain the towns
of Daventry, Towcester and Brackley.

1.3 This supplementary planning document (SPD) will provide detail and enlarge
on policies in existing adopted Local Plans and take account of the East Midlands
Regional Plan, March 2009, and Government Policy guidance and statements. It
also follows Government regulations regarding the drafting of SPDs.

1.4 It also relates to relevant local authority housing strategies, housing market
intelligence and other relevant housing guidance.  It will provide clear guiding
procedures and contain practical advice for all those involved in the provision of
affordable housing in West Northamptonshire. 

1.5 The SPD covers:

Definition of affordable housing.
Calculation of mix and type of affordable housing.
Funding arrangements.
Financial viability assessments.
Exceptions sites.
Integration of tenure blind design.

1.6 The Joint Strategic Planning Committee and the other planning authorities
across West Northamptonshire, including West Northamptonshire Development
Corporation, are strongly committed to the:

 Provision of affordable housing to meet identified housing needs.
 Creation of a balanced housing market and sustainable communities. 

1.7 The SPD draws on and sets out to deliver the priorities in the countywide Local
Area Agreement and the local authorities’ Community Strategies and housing
strategies.

1.8 This SPD will form a material consideration in the determining of relevant
planning applications and where relevant will be used at Local Planning Inquiries.
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2 Policy Framework

Policy Framework

2.1 This SPD draws, principally, upon the following policies and strategies: 

        National planning and housing policy.
        Regional planning and housing policy.
        Local and Structure Plan Saved Policies.
        Local Development Framework.
        Strategic Housing Market Assessments.
        Housing Strategies.
        Local market and needs assessments.
        Other supporting documents and information.

2.2 The Local Development Framework is a new type of plan which is replacing
old style local plans. Saved policies are those policies from the old plans which are
being kept while documents making up the Local Development Framework (LDF)
are being drawn up. None of the saved County Structure Plan policies apply to this
SPD. Relevant policies are laid out in Appendix B.

2.3 Together the regional plan or regional spatial strategy and the local plan (while
saved policies apply) and emerging documents forming part of the LDF make up the
development plan. This is the plan which is referred to when deciding planning
applications and at planning appeals into refused applications.

2.4 In the case of West Northamptonshire each authority has its own local plan
which addresses local issues. These are being replaced by local development
documents including a joint core strategy which will cover the whole of West
Northamptonshire.

PLANNING POLICY

National Policy

2.5 National policy on housing provision, including affordable housing, is expressed
in the Government’s Planning Policy Statement 3 Housing (PPS3) published in
November 2006. In the statement the Government indicates that it is committed to
improving affordability. A key policy goal is to ensure that everyone has the opportunity
to live in a decent home in a community where they want to live. Also it seeks to
ensure high quality housing for those who cannot afford market housing, and the
creation of sustainable and mixed communities.

2.6 Planning Policy Statement 1 Delivering Sustainable Development (PPS1) sets
the wider planning objectives of the Government among which includes the
development of sustainable communities, that is, communities that will stand the test
of time, where people want to live, and which will enable people to meet their
aspirations and potential. It also seeks high quality inclusive design in the layout of
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new developments and individual buildings over the lifetime of the development.
Sustainable economic development includes sufficient new homes, including
affordable homes, to ensure everyone has the opportunity to have a decent home
in locations that reduce the need to travel.

2.7 In PPS3 the Government states that it is committed to improving the affordability
and supply of housing in all communities. Among the objectives is the creation of
sustainable, inclusive, mixed communities in all areas, both urban and rural. In rural
areas high quality housing should be delivered to contribute to the creation and
maintenance of sustainable rural communities in market towns and villages. A mix
of housing, both market and affordable, should be provided in terms of tenure and
price, supporting a wide variety of households.

2.8 To meet these strategic objectives local development documents are to set
plan-wide targets for the amount of affordable housing for both social rented and
intermediate housing. Viability assessments and the amount of housing need are to
be considered when setting the targets. Site thresholds, that is, the level at which
affordable housing is to be provided in terms of dwellings are to be set out. A national
minimum threshold of 15 dwellings is given in the PPS 3, but planning authorities
can require lower thresholds if this can be justified

2.9 In rural areas the use of rural exception site policies are encouraged to create
and sustain communities in market towns and villages. These are intended to allow
affordable housing development in places where housing would not be normally
allowed on planning grounds.

Regional Policy

2.10 At the regional level the regional planning guidance adopted in March 2009,
the East Midlands Regional Plan, supports the building of sustainable communities.
This includes a well integrated mix of decent homes of different types and tenures
to support a range of household sizes, ages and incomes. The provision of affordable
housing will be a key element in the development of sustainable communities.

2.11  The East Midlands Regional Plan seeks the provision of a mix of dwellings
in terms of size, type, affordability and location. Interim targets for the provision of
affordable housing are given, but these are to be superseded by up to date housing
market assessments (HMA). An HMA has been undertaken for West
Northamptonshire (June 2007) and the information it contains has been used in this
document. An update of the HMA is being progressed and when available this will
be used by the planning authorities when considering the provision of affordable
housing.

Local Plans and Development Documents

2.12 The policies within the local plans and local development documents on
affordable housing allow for the provision of this type of housing in two circumstances:
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 i. As part of a larger residential development of market housing where affordable
housing is provided by means of a planning agreement.

 ii. On exception sites. These are sites in or adjacent to rural settlements of less than
3000 people that would not normally allowed to be developed for residential use.
They may be planned for or brought forward by land owners or developers in
accordance with the appropriate planning policies.

2.13 Local Plan policies are as follows:

i. Daventry Local Plan, adopted 1997, Policies HS25, HS26 and HS27.

ii. Northampton Local Plan, adopted 1997, Policies H32 and H33.

iii. South Northamptonshire Local Plan, adopted 1997, Policies H7 and H8.

2.14 The full policies are reproduced in Appendix B. The above policies are those
relating directly to the provision of affordable housing, and reference should be made
to other policies in the local plans and elsewhere.

Housing Strategies

2.15 The East Midlands Regional Housing Strategy 2008–2016 establishes a policy
framework designed to deliver balance, inclusion and co-ordination to guide
sub-regions and local authorities. Key policies include increasing the quantity and
improving the quality and choice of new affordable housing, promoting eco-efficient
homes, achieving sustainable growth in the MKSM area and meeting housing needs
in rural areas and market towns. 

2.16 The delivery of affordable housing is a corporate priority for all of the local
authorities in West Northamptonshire.  Increasing the supply of affordable housing
is also a key priority within each local authority’s housing strategy.

Other Relevant Local Policies and Strategies

2.17 In addition to the national, regional and local guidance outlined above, other
local policies also address a lack of affordable housing as a key issue.

2.18 The Local Area Agreement for Northamptonshire identifies a need for the
provision of sufficient housing which is both affordable and of a quality which meets
the needs of Northamptonshire.

2.19 The Countywide Sustainable Communities Strategy 2008 identifies making
affordable housing available as a key factor in achieving a sustainable community.
Appropriate affordable housing needs to be available more widely across the
population, not least to avoid any perceived unfairness in its allocation.
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2.20 The Community Strategy for Northamptonshire 2004 to 2013 identifies the
need for good quality affordable housing across the County. The three local authorities
in West Northamptonshire also include the provision of this as a priority within their
respective Community Strategies.

Future Changes

2.21 It should be noted that the Joint Planning Unit and local planning authorities
will apply the latest government statements and development plan policies when
considering development proposals. Up-to-date housing strategies and housing
market intelligence will also apply.  
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3 Affordable Housing Need in West Northamptonshire

East Midlands Regional Plan

3.1 The regional spatial strategy, the East Midlands Regional Plan, (adopted March
2009) sets an overall target of 62,125 properties to be provided within West
Northamptonshire over the plan period 2001-2026. The plan also sets a specific
minimum target of 17,900 affordable dwellings for West Northamptonshire for the
period 2006 to 2026 but states that Local Development Frameworks should adopt
affordable housing targets in line with the conclusions of the most up to date Housing
Market Assessment (HMA).

West Northamptonshire Housing Market Assessment (HMA) 2007

3.2 The West Northamptonshire HMA considers affordability and housing need. 
It shows that between 2002 and 2004 the rise in lower quartile house prices (34%)
was far greater than the rise in lower quartile incomes (6%), suggesting a decline in
affordability over the period. It also drew on the latest local housing requirement/need
studies at the time to show there was an annual shortfall of 2,240 affordable units
across the West Northamptonshire area. (Revised by Housing Market and Needs
Study 2008, see following paragraph). A review of the HMA is being undertaken and
its findings will be used when they become available.

Local Housing Market Intelligence

3.3 All three local authorities areas in West Northamptonshire have completed
housing requirements/ needs studies. These show a shortfall of affordable housing
in West Northamptonshire, as outlined in Table 3.1. The levels of provision shown
in the right need column are based on data from Table 3.2 and the housing allocation
figures come from the East Midlands Regional Plan, adopted March 2009.

Table 3.1 Allocations and Need

Affordable Housing
Yield assuming 35%
or 40% provision of
annual allocation
2001 to 2011 (iii)

Annual
allocation all
dwellings 2001
to 2011 (ii)

Need for
affordable
dwellings,
annual average
2007-7 (i)

Local Authority
Area

83423201167West
Northamptonshire

5081450623Northampton
Borough

194540353Daventry District

132330191South
Northamptonshire
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i. Housing and Market Needs Study date 2008

ii. East Midlands Regional Plan, Adopted March 2009

iii. Annual Monitoring Reports 2001 to 2007

3.4 As affordable needs would generally take a high proportion of the overall
housing supply, the planning authorities will take every opportunity to maximise the
provision of affordable housing on suitable sites, and where viability shows no
exceptional reason for not doing so.   Figure 3.2 shows the levels of provision found
in the 2007 West Northamptonshire Strategic Housing Market Assessment as applied
to the various parts of West Northamptonshire. The Assessment made further
recommendations regarding the split between social rented and intermediate housing.
These are reproduced in Table 5.1.

3.5  The 2008 Update of the Housing Market and Needs Study 2006, covering
West Northamptonshire, indicates that the planning authorities covering Daventry
and South Northamptonshire could reasonably seek, as a starting point, a level of
affordable provision of 40%, and in the case of Northampton 35%. Higher levels of
provision should be justified by needs evidence but could create problems of site
viability. They may also be counter to the creation of sustainable communities.

Table 3.2 Provision of Affordable Housing

South
Northants
rural

South
Northants
Towcester
Brackley

Northampton
Implementation
Area (i)

Daventry
rural

Daventry
Town

Af fo rdab le
Housing as a
% o f  a l l
housing

5040354035Affordable
housing
provision %

i.  Includes Northampton Borough and parts of Daventry and South
Northamptonshire Districts yet to be identified, refer MKSM Sub Regional
Strategy.

Source: West Northamptonshire Strategic Housing Market Assessment June 2007

3.6 As well as the housing requirement and needs surveys, other sources of
housing market intelligence will be considered, including:

Northamptonshire: Study of Black and Minority Ethnic Housing and Support
Needs report 2006
Northamptonshire Key Worker Housing Needs Report 2005
Northamptonshire Gypsy and Traveller Accommodation Assessment 2007
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Village/Parish Housing Need Surveys
Local authority housing register information

3.7 The Councils, and West Northamptonshire Development Corporation, when
considering planning applications, will use the latest housing requirement and need
surveys, subsequent updates and other relevant housing market intelligence to
demonstrate the need for affordable housing. This includes the information shown
in the tables which may change in the light of new evidence.
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4 Definition of Affordable Housing

Definition of Affordable Housing

4.1 The definition of “affordable housing” to be used in this SPD is provided by
Planning Policy Statement 3: Housing (November 2006).

“Affordable housing is:

Affordable housing includes social rented and intermediate housing, provided to
specified eligible households whose needs are not met by the market. Affordable
housing should:

Meet the needs of eligible households including availability at a cost low enough
for them to afford, determined with regard to local incomes and local house
prices.
Include provision for the home to remain at an affordable price for future eligible
households or, if these restrictions are lifted, for the subsidy to be recycled for
alternative affordable housing provision.

Social rented housing is:

 “Rented housing owned and managed by local authorities and registered social
landlords, for which guideline rents are determined through the national rent regime.
The proposals set out in the Three Year Review of Rent Restructuring (July 2004)
were implemented as policy in April 2006. It may also include rented housing owned
or managed by other persons and provided under equivalent rental arrangements
to the above, as agreed with the local authority or with the Homes and Community
Agency as a condition of grant.

Intermediate affordable housing is:

Housing at prices and rents above those of social rent but below market price or
rents and which meet the criteria set out above. These can include shared equity
products (e.g. Homebuy) and other low cost homes for sale and intermediate rent.” 
 

4.2 “The definition does not exclude homes provided by private sector bodies or
provided without grant funding. Where such homes meet the definition above, they
may be considered for planning purposes, as affordable housing. Whereas, those
homes that do not meet the definition, for example, ‘low cost market‘ housing, may
not be considered, for planning purposes, as affordable housing.”

4.3 The affordability of intermediate affordable housing will be based on the up to
date relationship between incomes and house prices.  The Councils in West
Northamptonshire monitor the relationship between incomes and house prices and
will apply the findings when assessing the housing mix of schemes coming forward
for planning permission.
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5 The Affordable Housing Requirement

Thresholds for providing Affordable Housing

5.1 To ensure that as much new affordable housing as possible is provided to
reflect the needs in West Northamptonshire, reference will be made to the national
minimum threshold laid out in Planning Policy Statement 3, that is 15 dwellings. This
will apply generally to all the local authority areas within West Northamptonshire. In
the case of rural areas lower thresholds will be sought to provide where this maximises
the yield of affordable housing.

5.2 The thresholds for the provision of affordable housing will apply to conversions
or redevelopment of buildings, whether or not they are already in residential use.
When considering whether a development meets the thresholds for the provision of
affordable housing the planning authorities will consider the gross number of proposed
dwellings, not net increases. Planning applications should not try to artificially
subdivide or phase sites so as to avoid or minimise the provision of affordable housing.
The full requirement of affordable housing policy will be required in any event in such
circumstances.

Provision, Social Rented, Intermediate Housing And Viability

5.3 The indicative proportions of affordable housing required on those sites that
meet the threshold level are outlined in Table 3.2, and the tenure split is given in
Table 5.1 ‘Affordable Housing Tenure Split’. The proportion of affordable housing
sought is based on information contained in the 2008 update of the Housing and
Market Needs Study, originally dated 2006. Where developers propose less affordable
housing than the specified levels, or a different tenure split, they will be required to
provide auditable evidence of the lack of viability to support their case (see paragraph
5.8). It is recognised that the tenure split may be affected by market conditions. The
planning authorities will scrutinise each case thoroughly.  Low cost market housing
in the market sector will not be considered as part of the intermediate housing
provision as it falls outside the definition of affordability.

Table 5.1 Affordable Housing Tenure Split

South
Northants
rural

South
Northants
urban

Northampton
Implementation
Area (i)

Daventry
rural

Daventry
urban

Tenure splits
as a % of all
affordable
housing.

6062.57062.570% social
rented

4037.53037.530%
intermediate

10West Northamptonshire Joint Planning Unit

Affordable Housing SPD (Erratum Version 1st May 2009)



i. Includes Northampton Borough and parts of Daventry and South
Northamptonshire Districts yet to be identified, refer to the MKSM Sub Regional
Strategy.

Table derived from tenure split in West Northamptonshire Market Housing
Assessment DTZ June 2007.

5.4 Should an applicant consider they are unable to provide the required proportion
of affordable housing or tenure split due to viability issues, they must support their
case with financial evidence, which they should submit with the planning application.
On larger sites where phasing is required (50 or more dwellings) viability will be
reviewed in respect of phases following the initial development to take account of
changes (up or down) in market conditions and other viability factors. The evidence
will be provided on an open book basis for consideration by the relevant planning
authority and if necessary audited by external experts.

5.5 The relevant authority will make available a copy of the economic viability
toolkit for their area and the viability appraisal should be submitted in this format. 
Guidance and a specimen calculation will be provided on request.

5.6 When applicants submit evidence of non-viability, the planning authority will
expect to see the calculations for the important factors set out in enough detail for
viability to be properly assessed, audited and tested.

5.7 This information will be assessed on whether the figures show satisfactorily
that the scheme would be unviable with the required proportion of affordable housing.

5.8 The planning authorities will expect development proposals to adhere to the
levels of provision, tenure, housing mix and type as laid out by the authorities. If the
planning authority is satisfied that the financial appraisal confirms the affordable
housing requirement cannot be provided it will consider altering the tenure split, mix
or type of dwellings to achieve viability, (see paragraph 7.5 regarding Section 106
cascades). Developers will be expected to optimise proposals across the development
site, including market housing where appropriate, to achieve the levels of provision,
tenure split and affordable housing mix and type expected by the authorities.

Specialist Provision

5.9 The requirement for affordable housing extends to all types of residential
development including specialist accommodation, such as retirement homes and
“villages”.  A retirement home falls into the same use class as residential and is
therefore expected to contribute to provision of affordable housing. In these cases
it may be more appropriate for the provision to be affordable retirement housing. 
Care homes and nursing homes that are not self-contained and do not offer an
independent lifestyle are not required to provide affordable housing.
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The Size and Mix of Affordable Housing

5.10 Alongside requirements regarding the amount and proportion of affordable
housing, the planning authority will also require that any affordable housing provision
proposed be of a suitable size and mix to satisfy known needs. Developers will need
to satisfy the Council that the mix or unit types proposed address the local housing
need based on up-to-date housing market intelligence.

5.11 Although many sites might be suited to different densities, it is important that
the development contains a mix of dwelling sizes that reflects the relevant authority’s
strategic mix or housing needs evident at the time. On smaller sites, developments
may contribute towards the overall mix, that is, they may be developed with a reduced
range of house types and sizes within the context of the overall mix required.
Accordingly, there may be a need to meet particular demands not addressed at the
time. This will be considered against prevailing viability conditions.

Location & Phasing of Affordable Housing

5.12 The planning authority will expect affordable housing to be integrated in
modest groups throughout a development site, rather than concentrated in one
particular area. Grouping of affordable housing should not generally exceed 6
dwellings. In the case of flats the local authorities will be prepared to consider
arrangements in consultation with social landlords. The aim is to create “tenure blind”
development to move towards mixed and sustainable communities.

5.13 Normally planning conditions or agreements will be used to ensure that the
affordable housing is built out alongside, and proportionately, to the amount of market
housing at any one time.  This will be required or managed by condition or through
legal agreement.

5.14 As a general indication, proposed development areas which comprise one
land holding will be treated as a single site in planning terms.  Outline applications
for large areas of land setting an overall level of provision for affordable housing are
welcomed. These applications should specify the proportions of both market and
affordable dwellings, the latter split between social rented and intermediate. Phases
built under subsequent detailed permissions should provide proportionate numbers
of affordable housing. This criterion will be strictly adhered to by the local planning
authorities, and managed through the terms of any permission or legal agreement.
However each phase will be assessed on the viability conditions prevailing at the
time of the planning application.

Planning Proposals

5.15 The provision of affordable housing should not only conform to this SPD, but
also take into account of policies contained in the development plan and national
guidance, particularly those relating to amenity, environmental impacts and sustainable
development. Attention should be paid to the historic environment and the opportunity
for good design and enhancement when reusing existing buildings. This applies to
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historic buildings themselves and the impact of new buildings or reuse of buildings
nearby. Providing affordable housing, including rural exception housing, does not
mean that less attention should be paid to other planning matters.

Efficient Use of Land

5.16 Across West Northamptonshire there is a pressing need for affordable housing,
but only limited amount of opportunities for provision. The authorities, therefore,
expect land to be developed efficiently. Developments should generally achieve a
minimum density of 30 dwellings per hectare.  In urban areas where there is easy
access to shops, other amenities and frequent bus services densities can be higher,
(say) 50 or more dwellings per hectare. However, account should be taken of the
impact of higher density on the surrounding areas, and whether or not higher densities
would be appropriate.

5.17 When considering applications the planning authorities will carefully examine
applications which are below the relevant density threshold, or below densities
considered appropriate to the relevant area, especially where these are part of larger
land holdings. Subdivision of sites to avoid the provision of affordable housing by
circumventing density levels will not be permitted. Where the authorities consider
that a site has been artificially subdivided in order to avoid the application of the
affordable housing policies, the entire area will be used to assess the provision of
affordable housing.

Design of Affordable Housing

5.18 The Councils will expect developers to submit high quality schemes in terms
of layouts and building design. Consideration should be given to the guidance
contained in Building for Life published by CABE. The housing layout, external design,
materials and finishes used for affordable housing should follow closely those of
nearby market housing. Internally layouts should meet the standards set by the
Homes and Communities Agency. A reference guide to the relevant documents can
be found at Appendix C, see also Appendix E.

5.19 The Authorities would expect all affordable dwellings to meet the appropriate
standards regardless of whether Social Housing Grant funding has been allocated
or not.

5.20 Affordable housing should meet or exceed the following

Internal Environment

i. Homes and Community Agency’s Design & Quality Standards, The Design and
Quality Standards set out the Agency’s requirements and recommendations for
all new homes which receive Social Housing Grant. The Homes and Community
Agency expect all affordable dwellings to be well designed and to provide good
quality housing to meet identified needs in places where people want to live.
Three core performance standards: Internal Environment, Sustainability and
External Environment, underpin this expectation.
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ii. Housing Quality Indicators (HQIs) - All affordable housing must meet the minimum
Homes and Community Agency Indicators for internal, sustainability and external
environments.

iii. Building for Life published by the Commission for Architecture and Built
Environment (CABE) seeks good quality housing design to improve social
wellbeing and the quality of life by reducing crime, improving public health, easing
transport problems and increasing property values. Building for Life promotes
design excellence and celebrates best practice in the house building industry.
The 20 Building for Life criteria embody a vision of functional, attractive and
sustainable housing. New housing developments are scored against the criteria
to assess the quality of their design. See Appendix E.

iv. The Lifetime Homes Standard lays down 16 design criteria for the provision of
flexible designs that provide primarily for wheelchair access either at the time
of construction or for adapting later.  Wheelchair access is not the only
consideration, but is the main means of incorporating design features in dwellings
which make them more adaptable to meet the varying needs of different occupiers
through their lifetime, and the life of the building. The Lifetime Homes Standard
is incorporated in the Department’s of Community and Local Government
publication Lifetime Homes, Lifetime Neighbourhoods, February 2008. The
Standard will be incorporated into the Code for Sustainable Homes in 2011. All
publicly funded housing will be built to the Standard at this date. See Appendix
C for references.

External Environment

Building for Life (BFL), CABE. All affordable developments must show that they
meet the criteria for BFL. The responses to these criteria must be provided as
part of the planning application and will be used to assess the suitability of the
scheme. All new affordable housing provided both through market housing
developments and on rural exception site should take account of the 20 criteria
which make up the Building for Life package.

Sustainability

5.21 The Code for Sustainable Homes, (Department for Communities and Local
Government December 2006) – This is a single national standard to guide the housing
industry in the design and construction of sustainable dwellings. Since May 2008 all
social housing should be built to the Code Level 3. By 2016 all housing, market and
social, will have to be built to Code Level 6, the most sustainable level. This will be
achieved through progressive tightening of the building regulations.

5.22 Secured by Design Certification – “Secured by Design” is the UK Police
flagship initiative supporting the principles of "designing out crime" by use of effective
crime prevention and security standards for a range of applications. Developers
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should ensure that the scheme design reflects advice provided from the local Police
Crime Prevention Officer and the Northamptonshire Planning Out Crime
supplementary planning guidance 2003.

Mobility

5.23 While affordable dwellings will meet the Homes and Community Agency
Design and Quality Standards, the individual authority will negotiate the provision of
units to a fully wheelchair accessible standard when a need is identified. These will
be provided according to Building Regulation requirements.

Rural Areas

5.24 In rural areas affordable housing can be delivered in two ways, either on
developer sites along with market housing by Section 106 agreements or on exception
sites. In the case of provision on rural developer sites the planning authorities will
apply a lower threshold than 15 dwellings to address the smaller developments
coming forward in rural areas. In the case of affordable housing provided through
Section 106 agreements on rural development sites thresholds will be applied at a
level of four units. For between four and 14 units the level of provision is set at 25%.

5.25 Exception sites are only intended to provide affordable housing sites in smaller
rural settlements of less than 3000 people. The East Midlands Regional Plan
encourages the creation of sustainable communities that can flourish and thrive, and
where people can work and live in the areas where they were brought up. It also
encourages the creation of Community Land Trusts to retain affordable housing in
perpetuity in rural areas. However, unsustainable patterns of development involving
more and longer journeys should be avoided.

5.26 Exception sites are developed on land adjacent to or in settlements that
would not otherwise be permitted for development, i.e. planning applications
involving open market accommodation would be refused. A mix of market and
affordable housing, or market housing alone, is not acceptable on exception sites.
Proposals on exception sites should still take full account of planning considerations,
such as site access, accessibility to the settlement, impact on the settlement and the
surrounding countryside and other environmental considerations. Identified sites
must form suitable extensions to the villages, that is, be set in appropriate locations
in planning terms and have a character and appearance which matches the existing
settlement.

5.27 Local need with the relevant settlement must be established. Numbers of
properties must be limited, and exception sites should be used for affordable housing
in perpetuity, restricting the Right to Acquire and staircasing limited to 80%.
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