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BUILD YOUR OWN AFFORDABLE HOME 

Single plot rural exception sites explained 

What are single plot rural exceptions sites? 

Monmouthshire County Council positively encourages local people to build their own 

affordable home to meet their own housing needs – so long as the site is in a 

recognisable rural settlement and its future value is controlled so that it remains 

affordable to other local people in the future.  Sites may be permitted in rural areas 

outside existing settlement limits as an exception to the normal planning policies that 

restrict housing development in such areas. 

Is it only affordable housing which is allowed? 

Yes.  We make an exception to normal planning policies only because there is a 

pressing need in Monmouthshire to help provide local people with affordable housing 

in rural areas.  Open Market housing development continues to be strictly controlled 

outside existing settlement limits, as set out in the adopted Local Development Plan. 

So what is the catch? 

Single plot rural exception sites are only permitted with restrictions.  These are: 

• The value of the property is based on a standard cost of construction plus a 

nominal plot value.  This typically works out at around 60% of open market 

value.  A legal agreement is used to ensure that future sale of the property is 

capped at this percentage of market value forever.  The value of the 

affordable property will then rise (or fall) directly in proportion to the housing 

market. 

• The property cannot be larger than 100 square metre gross internal floor area.  

This includes any integral or attached garage.  Normal permitted development 

rights will be removed so that express permission has to be sought for any 

future extensions. 

• The house must be built to exacting quality and design standards, meeting the 

Lifetime Homes standards and satisfying the sustainable construction, energy 

and water efficiency aspects of level 3 of the Code for Sustainable Homes.  It 
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must be sympathetically designed in relation to its setting, particularly as it is 

being granted permission as an exception to normal planning policies. 

Can anyone apply? 

To obtain planning permission, the applicant must satisfy Monmouthshire County 

Council that: 

• The site is in a suitable location. 

And 

• The initial occupier of the affordable home is in housing need and has a 

strong local connection. 

How do I apply for planning permission? 

The application should be made by the prospective occupier of the proposed 

affordable dwelling.  You need to do some groundwork before you make the 

planning application, contacting the following in this order: 

1. First, you should contact the Senior Strategy and Policy Officer in Housing & 

Communities.  This officer will liaise with the planning department on your 

behalf to establish whether your site is considered to be in a suitable location.  

Sites must be in locations that demonstrably form part of a recognisable 

named settlement.  Please note that development in the open countryside, 

isolated from any recognisable settlement, will not be permitted. 

 

2. If the site appears to have potential, the Senior Strategy and Policy Officer in 

Housing Services will arrange to interview you to establish whether or not you 

are in housing need and have a strong local connection.  Existing 

homeowners with particular issues can still be eligible where it can be shown 

that their existing property is not suitable for their ongoing needs, and they 

have a strong local connection. 

 

3. You will then be asked to approach your Community Council for confirmation 

of your local connection.  At this stage, the Community Council should limit 

itself to confirming facts about the applicant’s personal connection to the local 

area.  When a planning application is made, the Community Council will be 

consulted in the normal manner for its comments on the proposed site and 

design. 

 

4. Once you have obtained a preliminary “green light” from the above and you 

are confident that you can fund the project, you have some assurance that 

it is worthwhile employing an architect or builder to draw up your building 

plans. It is sensible to discuss the emerging design with the Planning Officer 
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before making your planning application, to establish whether it is likely to be 

found acceptable. 

Finally, you are ready to make a planning application. 

 

The Application Process 

Who can apply? 

Because planning permission is granted as an exception to normal policies, the 

Council must ensure that the affordable homes will genuinely meet local housing 

need.  To do so, the Council will assess the housing need and the local connection 

of the prospective occupier.  Consequently, applicants must normally be the 

prospective occupiers of the proposed dwelling.  This does not prevent the applicant 

from using an agent to help them to submit the planning application. 

Speculative applications from landowners and developers will not be successful, 

because they cannot identify with certainty the prospective occupants.  The eligibility 

of the occupants is critical to the decision to allow development as an exception to 

normal planning policies. 

Step 1: Contact the Strategy & Policy Officer at Monmouthshire County 

Council, Housing & Communities 

 Sally Meyrick  
 Housing and Communities 
 Monmouthshire County Council 
 County Hall  
 Rhadyr  
 Usk 
 NP15 1GA 
 
 Tel:  07970 957039 
 Email: sallymeyrick@monmouthshire.gov.uk 
 
 
Step 2: Contact your Community Council 

mailto:sallymeyrick@monmouthshire.gov.uk
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Build Your Own Affordable Home:   

Single Plot Rural Exception Sites   

It is recognised that in Monmouthshire the price of housing has risen to a level 

beyond that which many local people can afford.  Therefore, the need for affordable 

housing is one of the Council’s more pressing concerns, both in urban and rural 

areas. 

The single plot rural exceptions scheme is a self-help solution that enables families 

to use their own resources to provide affordable housing that meets their needs 

within their community. The construction of such affordable housing is funded from 

householders’ own resources, which can include the sale of existing property as well 

as through a commercial mortgage.  Utilising the resources of those families who are 

able to provide new affordable housing to meet their own needs means that the local 

community benefits over the long term from an increased stock of local affordable 

homes. 

Monmouthshire County Council is able to allow the development of affordable 

housing through the use of single plot rural exception sites under policy 

H7(Affordable Housing Rural Exceptions) of the existing adopted Local Development 

Plan. 

Extracts from Monmouthshire County Council’s Local Development 

Plan 

Policy S1 – The Spatial Distribution of New Housing Provision 

The villages that are considered most likely to be suitable for single plot rural 

exception sites are those identified as Main and Minor Villages in Policy S1of the 

Local Development Plan.  Proposals in villages and hamlets not identified in Policy 

S1 of the Local Development Plan will not comply with Policy H7.  These are minor 

settlements where new residential development will not normally be allowed because 

of their small size and sporadic nature and often because of the potential harm that 

development would cause to their open, rural character and/or sensitive landscape 

setting.  Each proposal will be treated on its merits, however, and you are 

encouraged to discuss your site with the Senior Strategy and Policy Officer in 

Housing Services. 

Policy H7 – Affordable Housing Rural Exceptions 

H7 Favourable consideration will be given to the siting of small affordable housing 

sites in rural areas adjoining the Rural Secondary Settlements, Main Villages 

and Minor Villages identified in Policy S1 that would not otherwise be released 

for residential development provided that all the following conditions are met: 
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(a) The scheme would meet a genuine local need (evidenced by a properly 

conducted survey or by reference to alternative housing need data) which 

could not otherwise be met in the locality (housing needs sub-area); 

(b) Where a registered social landlord is not involved, there are clear and 

adequate arrangements to ensure that the benefits of affordable housing 

will be secured for initial and subsequent occupiers; and 

(c) The proposal would have no significant adverse impact on village form and 

character and surrounding landscape or create additional traffic or access 

problems. 

With regard to criterion (a) the local need for single plot rural exceptions sites will be 

established through the tests set out in this information pack.   

Suitability of Location 

Whilst wishing to address affordable housing needs in the rural areas, the Council 

must balance this with the need to promote sustainable patterns of development and 

to protect the open countryside from widespread development.  In this respect, the 

Council considers that there will be cases where these wider environmental and 

sustainability interests will take precedence over the economic and social 

sustainability issues surrounding affordable housing. 

Design 

Proposals for single plot rural exception sites will need to comply with the current 

adopted Local Development Plan policies.  As these potential sites will usually be 

outside the areas normally considered suitable for residential development, it is 

especially important to achieve an appropriate design.  In this respect, full 

applications will be required for single plot rural exception sites and an early dialogue 

with Planning Officers is therefore essential. 

Policy DES 1 – General Design Considerations 

DES1 All development should be of a high quality sustainable design and respect 

the local character and distinctiveness of Monmouthshire’s built, historic and 

natural environment.  Development proposals will be required to: 

(a) Ensure a safe, secure, pleasant, and convenient environment that is 

accessible to all members of the community, supports the principles of 

community safety and encourages walking and cycling; 

(b) Contribute towards sense of place whilst ensuring that the amount of 

development and its intensity is compatible with existing uses. 

(c) Respect the existing form, scale, siting, massing, materials and layout of 

its setting and any neighbouring quality buildings. 
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(d) Maintain reasonable levels of privacy and amenity of occupiers of 

neighbouring properties where applicable. 

(e) Respect built and natural views and panoramas where they include 

historical features and/or attractive or distinctive built environment or 

landscape. 

(f) Use building techniques, decoration, styles and lighting to enhance the 

appearance of the proposal having regard to texture, colour, pattern, 

durability and craftsmanship in the use of materials. 

(g) Incorporate existing features that are of historical, visual or nature 

conservation value, and use the vernacular tradition where appropriate. 

(h) Include landscape proposals for new buildings and land uses in order that 

they integrate into their surroundings, taking into account the appearance 

of the existing landscape and its intrinsic character, as defined through the 

LANDMAP process.  Landscaping should take into account, and where 

appropriate retain, existing trees and hedgerows; 

(i) Make the most efficient use of land compatible with the above criteria, 

including that the minimum net density of residential development should 

be 30 dwellings per hectare, subject to criterion (l) below; 

(j) Achieve a climate responsive and resource efficient design.  Consideration 

should be given to location, orientation, density, layout, built form and 

landscaping and to energy efficiency and the use of renewable energy, 

including materials and technology; 

(k) Foster inclusive design; 

(l) Ensure that existing residential areas characterised by high standards of 

privacy and spaciousness are protected from overdevelopment and 

insensitive or inappropriate infilling. 

Where an applicant owns land which could provide a number of possible sites, the 

Council will seek to utilise the most environmentally sustainable and appropriate site 

as advised by the Council.  Applicants are therefore strongly advised to discuss the 

alternatives at an early stage, and follow the advice given by the case Planning 

Officer. 

Layout 

The dwelling size should not exceed 100 square metre gross internal floor space (i.e. 

a simple measurement of floor space between internal walls) and overall plot size 
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must be appropriate in terms of the general pattern of development in the 

surrounding area, but not normally exceeding 0.1 ha.   

Sites which form part of the curtilage of an existing property must provide an 

appropriately sized plot for the new dwelling.  In this respect, it will be important to 

achieve a ratio of dwelling size to overall plot size which is in keeping with 

surrounding properties.  Such sites must also respect the existing character and 

setting of the original property, so as not to adversely alter the character or create a 

cramped form of development. 

Materials of construction should be sympathetic to those in use locally. 

Attached garages will count against the 100 square metres.  It is appreciated, 

however, that there will generally be a need for garaging and for ancillary buildings to 

store gardening equipment, garden furniture etc.  The size of such outbuildings will 

be strictly controlled.  Detached garages of appropriate dimensions and height may 

be permitted if they are not intrusive upon the wider locality, reflect the local rural 

vernacular in both style and materials and remain subordinate to, and do not detract 

from, the character and appearance of the main dwelling.  They should be sited as 

unobtrusively as possible, to the side or rear of the dwelling.  Outbuildings should be 

modest in size and sensitively located. 

Applications for single plot rural exception sites should include details of any 

proposed garages and outbuildings in order that the overall impact of a scheme can 

be fully assessed.  The Council will need to be satisfied at the time of the original 

application that adequate ancillary garages and storage space can be achieved for 

the dwelling in order to avoid pressure for further, possibly harmful, development at 

some future date.  If overlarge outbuildings are required then this could result in a 

reduction in the size of dwelling that might be allowable if this is necessary to limit 

the overall impact of the development in the landscape. 

Housing Need and Strong Local Connection 

Applicants will need to demonstrate that they are unable to afford a suitable home 

currently available in the locality. 

Housing need is demonstrated if the household unit has no home of its own, or is 

renting from a housing association but would like to become an owner-occupier, or is 

in unsuitable accommodation.  For example: 

• the current housing may be too large or too small for the household 

• be in a poor state of repair 

• be too costly for the household to maintain or sustain.  
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• be in a location that is a long way from existing employment, schools or 

support networks and that the cost or availability of transport is prohibitive to 

the particular household 

Strong local connections with the settlement in question will need to be 

demonstrated by the household (Appendix A).  These include working locally, 

residing locally, or having family members who need support in the local area. 

Assessments of whether a household is in housing need or not, has strong local 

connections and is unable to afford a suitable home in the locality will be made by 

the Council’s Housing Services following completion of a standard form and 

submission of supporting documentation.  Applicants will be expected to be proactive 

in obtaining confirmation of their local connection from the Community Council. 

Purchasers of the property in the future must also meet the local needs criteria in 

Appendix A.  As a requirement of the section 106 legal agreement, the property 

cannot change hands without the written consent of Monmouthshire County Council.  

This will only be forthcoming if the Council is satisfied that the new purchaser has a 

strong local connection as defined in the section 106 legal agreement. 

Affordable in Perpetuity 

Rural exception sites are permitted in order to benefit the long term sustainability of 

the community, and as such it is important that the property remains affordable for 

successive occupiers for the lifetime of the building.  To achieve this, the model 

section 106 legal agreement in Appendix C puts a Restriction on the Title of the 

property, to the effect that the property cannot change hands without the written 

consent of Monmouthshire County Council.  The Land Registry will effectively 

enforce this provision, as it will not be possible for a solicitor to register a new 

ownership with the Land Registry without the appropriate letter from Monmouthshire 

County Council. 

A draft section 106 legal agreement should be submitted with the planning 

application, with agreed heads of terms in accordance with those attached at 

Appendix C.  The section 106 agreement must be ready for all parties to sign by the 

time the application is ready for decision by the Council. 

The “formula price” of the affordable property will be determined by the cost of 

construction as set out on page 10 of this pack, plus a nominal plot value of £10,000, 

expressed as a percentage of open market value.  Extraordinary construction costs 

will only be taken into account at the discretion of the local planning authority, where 

such costs can be robustly justified as unavoidable. 

The future sale of the property will be subject to the fixed percentage of open market 

value as detailed in the section 106 agreement.  There is no scope for it to enter into 

the open housing market without recycling of proceeds. 
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In order to ensure that dwellings remain affordable, a dwelling size restriction will be 

imposed.  The size of dwellings will normally be restricted to no more than 100 

square metre gross internal floor space, with a curtilage not exceeding 0.1 ha. 

Furthermore, permitted development rights to extend properties in the future will be 

removed by planning condition, in order to ensure that the Council retains control 

over the future affordability of the property.  Future values will, in any event, be 

based on original floor space and exclude later additions. 

Standard Conditions for Rural Exception Sites 

In order to provide a consistent and manageable approach to rural exception sites. 

Monmouthshire County Council proposes to use standard conditions on all rural 

exception sites that ensure: 

• sustainable construction, energy and water efficiency aspects equivalent 

to level 3 of the Code for Sustainable Homes will apply to all schemes 

• meeting Lifetime Homes Standards will apply to all schemes 

Standard Conditions for Single Plot Rural Exception Sites 

In addition, standard conditions for single plot rural exception sites will include: 

• restrictions on size of the property (to not exceed 100 square metres) 

• removal of permitted development rights so that express permission 

has to be sought for any future extension, including garage and 

carport extensions 

In the majority of cases, 100 square metres is adequate for a family of five persons.  

Larger properties are, by definition, more expensive and run counter to the primary 

aim of ensuring affordability. 

Permitted development rights of the affordable dwellings will normally be removed to 

ensure that properties are not extended or altered in any way as to increase values 

beyond an affordable level.  Exceptions will only be made where clearly justified.    

The normal permitted development rights will not prevent consideration of 

adaptations or extensions in certain circumstances, for instance, where required by 

an occupant with disabilities or to accommodate appropriate extensions for family 

growth. 

The Council recognises that some households will need more space, for example to 

cater for very large families.  Where an application is received to amend or remove a 

standard condition, the applicant will be expected to demonstrate that the 

household’s needs are genuine.  The national definition of overcrowding (Appendix 

C) will be a factor in assessing what size of property is justified.  The needs of 
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disabled residents for physical space (for wheelchairs, etc.) will also be taken into 

account. 

 

Site Suitability Guidelines 

The Local Development Plan (LDP) enables Monmouthshire County Council to allow 

affordable housing on sites that would not obtain planning permission for open 

market housing, as an exception to normal planning policies. 

The site, however, must be in a location that demonstrably forms part of a 

recognisable named settlement.  Sites that would constitute isolated or sporadic 

development, or which would adversely affect the landscape or rural character, are 

not considered acceptable and will be refused planning permission in line with 

existing LDP policies. 



 
Build Your Own Affordable Home – Information Pack 

 

- 11 - 

Calculating the Formula Price 

Affordable housing that is granted as an exception to normal planning policies must 

remain affordable for ever.  This is achieved through a section 106 legal agreement, 

which defines what the “formula price” is for the affordable property. 

The price for affordable housing that is built on a single plot rural exception site is 

calculated from standard construction costs and a nominal plot value.  This is 

expressed as a percentage of market value to create the “formula price”. 

The nominal plot (land) value applied is £15,000 per building plot. 

The standard Cost of Construction that applies is £1,644 per square metre. 

These figures apply regardless of the actual build or land cost.  The combined total 

of these figures is the initial affordable value. 

The initial affordable value is then converted into a percentage of the property’s 

potential Open Market Value (i.e. the property’s value if it were not subject to the 

affordability restrictions in the section 106 legal agreement).  This percentage is the 

“formula price”. 

The formula price determines how much the property could be sold for in the future.  

As it is a percentage of open market value, it will go up or down in line with market 

prices. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Worked Example 
In this example, the affordable property is a 3 bed house of 98 square metres in size.  The value 
is based on the gross internal floor space (i.e. a simple measurement of the floor space between 
the internal walls.  Each floor of the property is included – in our example, the ground floor is 49 
square metres and the first floor is 49 square metres. 
 
One builder has quoted £153,000, another builder has quoted £155,000 and a third builder has 
quoted £162,000.  The actual construction price is irrelevant, because the property’s affordable 
value is based on a formula price.  Instead the affordable value will be calculated as follows.  The 
formula for the initial affordable value is:  standard cost of construction x floor space + nominal 
plot value: 
 
 = (£1,644 x 98 sqm) + £15,000 
 = £161,112 + £15,000 
 = £176,112 
 

Let us assume that the market value for a 3 bed property in this location is £275,000 (actual 
value to be based on an independent surveyor’s/estate agent’s valuation of the property). 
 
Formula price equals nominal cost as a proportion of market value: 
 
 = 176,112/275,000 
 = 64% 
The section 106 legal agreement would therefore specify the formula price as 64% of open 
market value.  Future sale of the property must be at 64% of whatever the open market value is 
at that point in time.  Thus the property will go up or down in value in line with market prices. 
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If You Need to Sell in the Future 

The value of the property is set in the section 106 legal agreement, as a percentage 

of open market value. 

Resale of the property must be to a marketing plan that has been agreed with the 

Council, as required by the legal agreement.  It must be offered for sale at the 

formula price for six months.  Persons wishing to purchase the property must meet 

the Council’s criteria for being in housing need (see Appendix A). 

Over six months, the pool of potential purchasers widens from the local area, then 

Monmouthshire-wide, then to the Council or one of the Council’s nominated partners 

and finally to anyone else.  This is known as the cascade mechanism.  The details of 

which are specified in the section 106 legal agreement for the property. 

In the highly unlikely event of an owner being unable to sell at the formula price in 

this six month period, he/she may apply to have the formula price removed.  If the 

Council agrees to its removal, then half of the difference between the affordable and 

the open market value will be recouped by the Council and used towards the 

provision of affordable housing elsewhere. 

These requirements have been reached in discussion with mortgage lenders to 

ensure that they satisfy most mortgage lenders’ criteria.  They provide a balance 

between trying to ensure that affordable properties remain affordable in perpetuity, 

prioritising local people, and minimising the financial risks for lenders. 

Lifetime Homes Standards 

All affordable homes must be built to the lifetime homes standard to ensure that they 

are accessible and can be easily adapted should their occupiers experience mobility 

difficulties in the future.  Homes built to this standard are “future-proofed” not only for 

the potential needs of their occupiers, but also for the needs of visiting friends and 

relatives.  The Lifetime Homes standard requires the following: 

Access 

1. Where car parking is adjacent to the home, it should be capable of enlargement 

to attain 3.3metres width. 

2. The distance from the car parking space to the home should be kept to a 

minimum and should be level or gently sloping. 

3. The approach to all entrances should be level or gently sloping (Gradients for 

paths should be the same as for public buildings in the Building Regulations). 

4. All entrances should be illuminated and have level access over the threshold 

and the main entrance should be covered. 
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Inside the Home 

5. The width of internal doorways and halls should conform to Part M of the 

Building Regulations, except where approach is not head on and the hallway is 

less than 900mm clear width, in which case the door should be 900mm rather 

than 800mm wide.  Entrance level doorways should have a 300mm nib or wall 

space adjacent to the leading edge of the door. 

6. There should be space for the turning of wheelchairs in kitchens, dining areas 

and sitting rooms and adequate circulation space for wheelchair users 

elsewhere. 

7. The sitting room (or family room) should be at entrance level. 

8. In houses of two of more storeys, there should be space on the ground floor 

that could be used as a convenient bed space. 

9. There should be a downstairs toilet which should be wheelchair accessible, with 

drainage and service provision enabling a shower to be fitted at any time. 

10. Walls in bathrooms and toilets should be capable of taking adaptations such as 

handrails. 

11. The design should incorporate provision for a future stair lift and a suitably 

identified space for potential installation of a through-the-floor lift from the 

ground to the first floor, for example to a bedroom next to the bathroom. 

12. The bath/bedroom ceiling should be strong enough, or capable of being made 

strong enough, to support a hoist at a later date.  Within the bath/bedroom wall 

provision should be made for a future floor to ceiling door, to connect the two 

rooms by a hoist. 

13. The bathroom layout should be designed to incorporate east of access probably 

from a side approach, to the bath and WC.  The wash basins should also be 

accessible. 

Fixtures and Fittings 

14. Living room window glazing should begin at 800mm or lower, and windows 

should be easy to open/operate. 

15. Switches, sockets and service controls should be at a height usable by all (i.e. 

between 600mm and 1200mm from the floor). 
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Do you qualify for affordable housing? 

The Council wishes to make it as easy as possible for residents to be able to find out if they qualify for the ‘Build Your 

Own Single Plot’ affordable home. 

Applicants must demonstrate: 
 
That they have a suitable plot of land (this is assessed by a planning officer) 
That they are in need of a house in the area and would contribute towards community sustainability 
That they have strong local connections and need to live in the area where they propose to build 
That they are unable to secure a suitable home currently available on the open market 
 
What are the main housing need, local connection and affordability qualification criteria? 
 

 

 

 

 

 

 

 

 

 

For more information please contact Sally Meyrick, Strategy & Policy Officer on 07970 957039 

 

Local Housing Need 

• No home of your own – e.g. living with 
your parents 

• Current housing not suitable for current 
needs 

• Housing Association tenant but would 
like to become an owner-occupier 

 

Strong Local Connections & Need to Live in the 

Local Area 

• Parents are permanent residents in the 
area 

• Parents were permanently resident in 
the area at the time of the applicants 
birth and applicant was a permanent 
resident of the area for 5 continuous 
years as a child 

• Currently living in the area and have 
been for 5 continuous years 

• Currently employed in the area 

• Have an offer of work in the area 

• Applicant needs to live in the area to 
care for a relative or receive 
support/childcare 

 

Affordability and Availability of Housing in the 

Area 

• If buying your mortgage should not be 
more than 25% of your gross household 
income 

• If renting, your rent should be less than 
25% of your income 

• Your total household income is not large 
enough to buy a suitable house on the 
open market 

• There are no suitable properties in the 
area 


