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Executive Summary

Executive Summary

i. This Proof of Evidence deals specifically with affordable housing and the weight to be

afforded to it in the planning balance in light of the evidence of need in the area. My

evidence considers the weight in respect of policy compliant schemes, where an

appeal scheme offers more than policy compliant levels of affordable housing, it will

be for the respective appellants to suggest an alternative level of weight.

ii. This evidence should therefore be read alongside the planning evidence of Alexis De

Pol and housing land supply evidence of Ben Pycroft.

iii. Appeal A (ref. 3258890) submitted by De Pol Associates on behalf of Setantii Holdings

Ltd, seeks permission for up to 65 dwellings of which up to 35% (up to 22 dwellings)

are to be provided as affordable housing within the Parish of Whittingham. This fully

accords with the requirements of Policy 7 of the Central Lancashire Core Strategy

(2012) which seeks 35% provision in rural areas.

iv. Appeal B (ref. 3258894) submitted by De Pol Associates on behalf of Setantii Holdings

Ltd seeks permission for up to 80 dwellings of which up to 35% (up to 28 dwellings)

are to be provided as affordable housing within the Parish of Whittingham. This fully

accords with the requirements of Policy 7 of the Central Lancashire Core Strategy

(2012) which seeks 35% provision in rural areas.

v. Appeal C (ref. 3258896) submitted by Emery Planning on behalf of Mr Wells seeks

permission for up to 40 dwellings of which up to 35% (up to 14 dwellings) are to be

provided as affordable housing within the Parish of Goosnargh. This fully accords with

the requirements of Policy 7 of the Central Lancashire Core Strategy (2012) which

seeks 35% provision in rural areas.

vi. Appeal D (ref. 3258898) submitted by Emery Planning on behalf of Mr Wells seeks

permission for up to 87 dwellings of which up to 35% (up to 30 dwellings) are to be

provided as affordable housing within the Parish of Goosnargh. This fully accords with

the requirements of Policy 7 of the Central Lancashire Core Strategy (2012) which

seeks 35% provision in rural areas.

vii. Appeal E (ref. 3258912) submitted by Shoosmiths on behalf of Mr Gornall and the

Community Gateway Association seeks permission for up to 140 dwellings of which

up to 45% (up to 63 dwellings) are to be provided as affordable housing within the



Executive Summary

Parishes of Goosnargh and Whittingham. This level of provision exceeds the

requirements of Policy 7 of the Central Lancashire Core Strategy (2012) which seeks

35% provision in rural areas.

viii. Appeal F (ref. 3257357) submitted by PWA Planning on behalf of the Community

Gateway Association seeks permission for up to 45 dwellings of which up to 35% (up

to 16 dwellings) are to be provided as affordable housing within the Parish of

Whittingham. This fully accords with the requirements of Policy 7 of the Central

Lancashire Core Strategy (2012) which seeks 35% provision in rural areas. It should

be noted that this site adjoins Longridge Parish which is situated in the Ribble Valley

Borough Council administrative area.

ix. Appeal G (ref. 3267524) submitted by Gladman developments seeks permission for

up to 145 dwellings of which up to 35% (up to 51 dwellings) are to be provided as

affordable housing within the Parishes of Goosnargh and Whittingham. This fully

accords with the requirements of Policy 7 of the Central Lancashire Core Strategy

(2012) which seeks 35% provision in rural areas.

x. There is irrefutable evidence of an acute national housing crisis. On a national level,

in every scenario, against every annual need figure identified since the publication of

the Barker Review in 2004, the extent of the shortfall in housing delivery in England is

staggering and ranges from a shortfall of -1,105,490 to a shortfall of -2,635,490 homes

over the past 17 years depending on which annual target actual housing completions

are measured against.

xi. However, the true picture is that since 1969 the scale of the shortfall is over 5.5 million

homes have not been provided.  Not once in the last 50 years has the country built

more than 300,000 homes.

xii. In January 2019, Shelter reported at least three million new social homes will need to

be built in England over the next 20 years to solve the housing crisis. Analysis

undertaken by Shelter and Savills in June 2020 identifies a range of scenarios for

housebuilding recovery following the significant impact Covid-19 has had for the

housebuilding industry and the wider economy in 2020.

xiii. The scenarios anticipate that between 125,000 and 318,000 fewer new dwellings will

be delivered in the five years 2020-2025, because of Covid-19, equating to a 9-23%

drop in delivery. Of these, between 25,000 and 66,000 fewer affordable homes will be

delivered (an 8-21% drop in delivery).
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xiv. Shelter recommends boosting social housing provision in order to support overall

housing output, with social housing demand being counter-cyclical to the prevailing

wider economy. This merely serves to further compound the acute affordability

problems that the country is facing.

Key Findings

xv. Affordable Housing Needs in Preston

• The 2009 SHMA identified an objectively assessed need for 2,382 net affordable

homes between 2009 and 2014, equivalent to an estimated annual need of 397

affordable homes in Preston.

• The 2017 SHMA identified an objectively assessed need for 4,780 net affordable

homes between 2014 and 2034, equivalent to an estimated annual need of 239

affordable homes in Preston.

• The 2020 Housing Study identified an objectively assessed need for 4,500 net

affordable rented homes between 2018 and 2036, equivalent to an estimated

annual need of 250 affordable rented homes in Preston. This is the highest level

of need identified across the three Central Lancashire authorities.

xvi. Affordable Housing Delivery in Preston

• There is an acute need for affordable homes across the Preston City Council

administrative area with the 2009 SHMA, which was tested at Examination,

identifying a shortfall of -2,212 net affordable homes per annum between 2009 and

2014.

• Even when consideration is given to the substantially reduced needs figure of the

2017 SHMA, a shortfall in delivery has still arisen since the base period of the

SHMA in 2014 of some -507 affordable dwellings. Similarly in the two years since

the start of the 2020 Housing Study period against an identified need of 250

affordable homes per annum there is already a shortfall of some -101 affordable

dwellings.

• Critically this is based upon completions which fail to take account of losses to

stock. In reality, the shortfall is likely to be considerably higher when Right to Buy,

Preserved Right to Buy and Right to Acquire sales are considered.



Executive Summary

xvii. Future Delivery in Preston

• When the shortfall accrued against identified needs in the 2017 SHMA is factored

back into the identified need of 239 affordable homes per annum for the monitoring

period 2014/15 to 2034/15, the number of affordable homes the Council will need

to complete substantially increases to 340 per annum for the period 2020/21 to

2024/25.

• This would ensure that for the remainder of the period up to 2034/35 the annual

affordable housing need reduces to 239 per annum to deal solely with newly arising

needs.

• When this same exercise is undertaken for the 2020 Housing Study to ensure the

-101 dwelling affordable housing shortfall which has accumulated since 2018/19 is

addressed within the next five years; the Housing Study’s identified need of 250

affordable homes per annum for the monitoring period 2018/19 to 2036/37

increases by 8% to 270 per annum for the period 2020/21 to 2024/25.

• This would ensure that for the remainder of the period to 2036/37 the annual

affordable housing need reduces to 250 per annum to deal solely with newly arising

needs.

• Based on the Councils October 2020 assessment of supply it is likely that only 916

affordable dwellings will be delivered over the period, equating to just 183 per

annum.

• This figure falls significantly short of the 239 per annum identified in the 2017

SHMA and the 250 per annum figures identifies in the 2020 Housing Study. This

figure also falls substantially short of the 340 per annum and 270 per annum figure

required when back log needs are addressed in the first five years in line with the

Sedgefield approach.

xviii. Affordability Indicators

• Housing Register:

At 31 March 2020 there were a total of 2,857 households on the Council’s Housing

Register and 1 April 2020 there were 1,332 households on the Council’s Housing

Register still waiting to be housed in an affordable home.

This should also be viewed in context of the fact that Community Gateway

Association (CGA) have reliable informed myself that by February 2021, the
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Housing Register had increased to 1,567 and there were 718 applications pending,

which is twice the normal number pending for CGA applications.

• Waiting Times:

Data from CGA highlights that that the wait to be housed in a CGA affordable home

within the Preston ranged from 6 months for a 1-bed ground floor affordable flat

through to 11 months for a 4-bed affordable home between April 2020 and June

2020.

• Temporary Accommodation

The extent of the affordable housing crisis within Preston is such that the total

number of households in temporary accommodation has increased by 780% in one

year from 5 households at 1 April 2019 to 44 households at 1 April 2020.

• Private Market Rents:

The average lower quartile monthly rent in Preston in 2019/20 was £450 pcm. This

represents a 41% increase from the figure reported in 2013/14 where average

lower quartile monthly rents stood at £320 pcm.

• House Prices:

2018/19 an income of £38,344 per annum would be required in order to obtain an

80% mortgage in Preston. This represents a 28% increase since the first NHF

Home Truths North West report was produced in 2011/12 where the figure stood

at £29,928 per annum.

By comparison the average annual earnings in Preston in 2018/19 were £24,159,

a 34% increase from 2010/11 where the figure stood at £18,039. In terms of house

prices themselves, the NHF reported that the average house price within Preston

in 2018/19 was £167,755, a 20% increase since 2010/11 where the figure stood at

£139,665.

The median house price in Preston Rural East Ward has risen by 21% from

£210,000 to £255,000 since 2009/10. In the 2019/20 period median house prices

in Preston Rural East Ward were 70% higher than in Preston City where the figure

stood at £150,000.

Data taken from Zoopla indicates that the average price paid for a home in

Whittingham over the past 12 months ranged from £167,000 for a semi-detached
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property and £272,500 for a detached property. There were no sales of terraced

properties in the last 12 months.

The median house price in Preston Rural North Ward has fallen by 6% from

£272,875 to £255,995 since 2009/10. Despite this, in the 2019/20 period median

house prices in Preston Rural North Ward were 71% higher than in Preston City

where the figure stood at £150,000.

Data taken from Zoopla indicates that the average price paid for a home in

Goosnargh over the past 12 months ranged from £213,333 for a semi-detached

property and £472,500 for a detached property. There were no sales of terraced

properties in the last 12 months.

• Affordability:

The Office for National Statistics (ONS) found that in 2019 the ratio of lower quartile

house price to incomes across the Preston City Council administrative area stood

at 4.84.

This is 4.07% higher than the ratio of lower quartile house price to incomes across

the North West region where the figure stood at 4.67 in 2019, a 0.17% difference.

xix. In light of the key findings of my evidence and the acute need for affordable housing

within Preston (and more widely in Ribble Valley in respect of Appeal F), coupled with

the Council’s track record of affordable housing delivery compared with identified

needs, I consider that substantial weight should be afforded to the delivery of

affordable homes through the appeal schemes in the planning balance.
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Introduction

Section 1

1.1 This Affordable Housing Proof of Evidence has been prepared by James Stacey of

Tetlow King Planning on behalf of the five appellants, Setantii Holdings Ltd, Mr Wells,

Mr Gornall, Community Gateway Association and Gladman Developments Limited.

1.2 Appeal A (ref. 3258890) submitted by De Pol Associates on behalf of Setantii Holdings

Ltd, seeks permission for up to 65 dwellings of which up to 35% (up to 22 dwellings)

are to be provided as affordable housing within the Parish of Whittingham. This fully

accords with the requirements of Policy 7 of the Central Lancashire Core Strategy

(2012) which seeks 35% provision in rural areas.

1.3 Appeal B (ref. 3258894) submitted by De Pol Associates on behalf of Setantii Holdings

Ltd seeks permission for up to 80 dwellings of which up to 35% (up to 28 dwellings)

are to be provided as affordable housing within the Parish of Whittingham. This fully

accords with the requirements of Policy 7 of the Central Lancashire Core Strategy

(2012) which seeks 35% provision in rural areas.

1.4 Appeal C (ref. 3258896) submitted by Emery Planning on behalf of Mr Wells seeks

permission for up to 40 dwellings of which up to 35% (up to 14 dwellings) are to be

provided as affordable housing within the Parish of Goosnargh. This fully accords with

the requirements of Policy 7 of the Central Lancashire Core Strategy (2012) which

seeks 35% provision in rural areas.

1.5 Appeal D (ref. 3258898) submitted by Emery Planning on behalf of Mr Wells seeks

permission for up to 87 dwellings of which up to 35% (up to 30 dwellings) are to be

provided as affordable housing within the Parish of Goosnargh. This fully accords with

the requirements of Policy 7 of the Central Lancashire Core Strategy (2012) which

seeks 35% provision in rural areas.

1.6 Appeal E (ref. 3258912) submitted by Shoosmiths on behalf of Mr Gornall and the

Community Gateway Association seeks permission for up to 140 dwellings of which

up to 45% (up to 63 dwellings) are to be provided as affordable housing within the

Parishes of Goosnargh and Whittingham. This level of provision exceeds the

requirements of Policy 7 of the Central Lancashire Core Strategy (2012) which seeks

35% provision in rural areas.
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1.7 Appeal F (ref. 3257357) submitted by PWA Planning on behalf of the Community

Gateway Association seeks permission for up to 45 dwellings of which up to 35% (up

to 16 dwellings) are to be provided as affordable housing within the Parish of

Whittingham. This fully accords with the requirements of Policy 7 of the Central

Lancashire Core Strategy (2012) which seeks 35% provision in rural areas. It should

be noted that this site adjoins Longridge Parish which is situated in the Ribble Valley

Borough Council administrative area.

1.8 Appeal G (ref. 3267524) submitted by Gladman developments seeks permission for

up to 145 dwellings of which up to 35% (up to 51 dwellings) are to be provided as

affordable housing within the Parishes of Goosnargh and Whittingham. This fully

accords with the requirements of Policy 7 of the Central Lancashire Core Strategy

(2012) which seeks 35% provision in rural areas.

1.9 This Proof of Evidence examines the affordable housing need across the Preston City

Council (PCC) administrative area and considers the weight to be attributed to

affordable housing in the overall planning balance. In respect of appeal F, given its

location on the boundary with Ribble Valley Borough Council (RVBC), a general

synopsis of the affordable housing need in RVBC is also provided at Section 8 of this

evidence for contextual purposes.

1.10 My credentials as an expert witness are summarised as follows:

• I hold a Bachelor of Arts (Hons) degree in Economics and Geography from the

University of Portsmouth (1994) and a post-graduate diploma in Town Planning

from the University of the West of England (UWE) (1997). I am a member of the

Royal Town Planning Institute.

• I have over 25 years’ professional experience in the field of town planning and

housing. I was first employed by two Local Authorities in the South West and have

been in private practice since 2001. I have been a Director of Tetlow King Planning

Ltd for the past ten years.

• I act for a cross-section of clients and advise upon a diverse range of planning and

housing related matters.

• During the course of my career, I have presented evidence at over 70 Section 78

appeal inquiries and hearings.

• Both Tetlow King Planning generally and I have acted on a wide range of housing

issues and projects for landowners, house builders and housing associations
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throughout the country. Tetlow King Planning has been actively engaged nationally

and regionally to comment on emerging development plans, including the Regional

Strategy, all Local Development Framework Core Strategies and many specific

development plan and supplementary planning documents on affordable housing

throughout the UK.

1.11 In accordance with the Planning Inspectorates Procedural Guidance, I hereby declare

that:

“The evidence which I have prepared and provide for the appeal reference’s

APP/N2345/W/20/3258890, APP/N2345/W/20/3258894, APP/N2345/W/20/3258896,

APP/N2345/W/20/3258898, APP/N2345/W/20/3258912, APP/N2345/W/20/3257357

and APP/N2345/W/21/3267524 in this Statement is true and has been prepared and

is given in accordance with the guidance of the Royal Town Planning Institute. I confirm

that the opinions expressed are my true and professional opinions.”

1.12 Providing a significant boost in the delivery of housing, and in particular affordable

housing, is a key priority for the Government. This is set out in the most up-to-date

version of the National Planning Policy Framework (NPPF), the Planning Practice

Guidance (PPG), the National Housing Strategy and the Government’s Housing White

Paper. Having a thriving active housing market that offers choice, flexibility and

affordable housing is critical to our economic and social well-being.

1.13 In researching my evidence, I have placed reliance upon Freedom of Information (FOI)

requests submitted to PCC on 15 January 2021 and RVBC on 26 February 2021,

seeking a range of information relating to affordable housing delivery. A full response

from PCC was received on 19 March 2021. At the time of writing RVBC had not yet

provided a response to the request. As such I reserve the right to provide supplemental

information on this subject following receipt of the response.

1.14 Copies of all relevant correspondence relating to the FOI requests are included within

Appendix JS1a and JS1b.

1.15 There is a clear and pressing need for more affordable homes to be delivered in

Central Lancashire and across the Preston City Council administrative area (and

RVBC) which the appeal proposals would make a very substantial contribution towards

addressing.

1.16 Irrespective of the council’s fiver year housing land supply position there can be no

doubt that the provision affordable dwellings across the appeal sites to address the
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authority-wide needs of the Preston City Council administrative area should be

afforded substantial weight in the determination of this appeal.

1.17 This proof of evidence comprises the following 20 sections:

• Section 2 establishes the importance of affordable housing as an important

material planning consideration;

• Section 3 considers the national housing crisis and the extent of the national

shortfall in housing delivery;

• Section 4 analyses the Development Plan and related policy framework including

corporate documents;

• Section 5 considers the need for affordable housing in Preston City;

• Section 6 analyses the extent to which new affordable homes are being delivered

towards meeting identified needs in Preston City;

• Section 7 considers a range of affordability indicators in Preston City;

• Section 8 considers the need for affordable housing in Ribble Valley and analyses

the extent to which new affordable homes are being delivered against identified

needs

• Section 9 considers a range of affordability indicators in Ribble Valley;

• Section 10 considers a range of affordability indicators in Whittingham;

• Section 11 considers a range of affordability indicators in Goosnargh;

• Section 12 considers a range of affordability indicators in Longridge;

• Section 13 provides a summary of the affordable housing offer made in respect of

Appeal A

• Section 14 provides a summary of the affordable housing offer made in respect of

Appeal B

• Section 15 provides a summary of the affordable housing offer made in respect of

Appeal C

• Section 16 provides a summary of the affordable housing offer made in respect of

Appeal D



Introduction 5

• Section 17 provides a summary of the affordable housing offer made in respect of

Appeal E

• Section 18 provides a summary of the affordable housing offer made in respect of

Appeal F

• Section 19 provides a summary of the affordable housing offer made in respect of

Appeal G

• Section 20 considers the weight to be attached to the proposed affordable housing

provision; and

• Section 21 draws together my summary and conclusions.
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Affordable Housing as an Important Material

Consideration

Section 2

2.1 The provision of affordable housing is a key part of the planning system. A community’s

need for affordable housing was first enshrined as a material consideration in PPG3 in

1992 and has continued to play an important role in subsequent national planning

policy, including the NPPF.

National Planning Policy Framework (February 2019)

2.2 The revised NPPF was last updated on 19 February 2019 and is a material planning

consideration. It is important in setting out the role of affordable housing in the planning

and decision-making process.

2.3 It sets a strong emphasis on the delivery of sustainable development. Fundamental to

the social objective is to “support strong, vibrant and healthy communities, by ensuring

that a sufficient number and range of homes can be provided to meet the needs of

present and future generations” (paragraph 8).

2.4 Chapter 5 of the revised NPPF focuses on delivering a sufficient supply of homes, in

which paragraph 59 confirms the Government’s objective of “significantly boosting the

supply of homes”.

2.5 The revised NPPF is clear that local authorities should deliver a mix of housing sizes,

types and tenures for different groups, which include “those who require affordable

housing, families with children, older people, students, people with disabilities, service

families, travellers, people who rent their homes and people wishing to commission or

build their own homes” (paragraph 61).

2.6 It places a great responsibility on all major developments (involving the provision of

housing) to provide an element of affordable housing. Paragraph 64 establishes that

“at least 10% of new homes on major residential developments be available for

affordable home ownership”.

2.7 Affordable housing is defined within the revised NPPF’s glossary as affordable housing

for rent (in accordance with the Government’s rent policy for Social Rent or Affordable
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Rent or is at least 20% below local market rents), starter homes, discounted market

sales housing (at least 20% below local market value) and other affordable routes to

home ownership including shared ownership, relevant equity loans, other low-cost

homes for sale (at least 20% below local market value) and rent to buy (which includes

a period of intermediate rent).

Planning Practice Guidance (March 2014, Ongoing Updates)

2.8 The PPG was first published online on 6 March 2014 and is subject to ongoing

updates. It replaced the remainder of the planning guidance documents not already

covered by the NPPF and provides further guidance on that document’s application.

2.9 Appendix JS2 sets out the paragraphs of the PPG of particular relevance to affordable

housing.

Conclusions on Affordable Housing as an Important Material Consideration

2.10 This section clearly highlights that within national policy providing affordable housing

has long been established as, and remains, a key national priority as part of the drive

to address the national housing crisis.
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The National Housing Crisis and the Extent of

the National Shortfall in Housing Delivery

Section 3

3.1 There is irrefutable evidence of a national housing crisis, a position the Council

recognised in the signed Statement of Common Ground relating to affordable housing.

3.2 There is an ever-increasing wealth of evidence including from the Johnson

Conservative Government that unaffordability and inability to get on the housing ladder

is a significant problem. I set this out in more detail in Appendix JS3.

3.3 It is widely accepted that 300,000 new homes are needed per annum and have been

for quite some considerable time. The last time the country built more than 300,000

homes was in 1969. Since that time there is an accumulated shortfall of 5,542,181.

This shortfall is set out in Figure 3.1 below.

Figure 3.1 National Housing Shortfall since 1970/71

Source: MHCLG Live Tables 209 and 122

3.4 On 6 August 2020 the Government published its consultation on the future of the

planning system, entitled ‘White Paper: Planning for the Future’.

3.5 The Planning White Paper identifies a need for radical reform. The Foreword from the

Prime Minister, Boris Johnson, makes clear on page 6 the need for a whole new
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planning system that “above all, that gives the people of this country the homes we

need in the places we want to live at prices we can afford, so that all of us are free to

live where we can connect our talents with opportunity.” (my emphasis).

3.6 In his foreword, the Secretary of State for Housing, Communities and Local

Government, Robert Jenrick, states that their proposals for the planning system seek

a significantly simpler, faster and more predictable system. They aim to facilitate a

more diverse and competitive housing industry, providing the “affordable housing

existing communities require” (page 8).

3.7 The White Paper’s introduction identifies the shortcomings of the current system,

including that there is a ‘shortage of beautiful, high quality homes…and our capacity

to house the homeless and provide security and dignity’, with particular reference to

the shortage of affordable homes.

3.8 It goes on to say (page 12) that the current system ‘simply does not lead to enough

homes being built’ and that ‘the result of long-term and persisting undersupply is that

housing is becoming increasingly expensive’.

3.9 The Government’s desires for the new system it is consulting on includes the wish to

“increase the supply of land available for new homes where it is needed to address

affordability pressures, support economic growth and the renewal of our towns and

cities, and foster a more competitive housing market” (page 14) and to create a

virtuous circle of prosperity including in villages, to support their ongoing renewal and

regeneration.

3.10 One of the Government’s proposals (number 21) is to reform the Infrastructure Levy,

so that it also provides affordable housing. At paragraph 4.21, the Government states

its commitment to deliver on-site affordable housing at least at present levels (this is

one of its questions). The consultation however proposes that this would be secured

through in-kind delivery on-site, with it being considered delivery of the reformed Levy.

3.11 As part of moving to the new system, in the shorter term the consultation paper

contemplates at paragraph 5.4 the temporarily lifting the small sites threshold, below

which developers do not need to contribute to affordable housing, to up to 40 or 50

units. The risk of this approach, however, in my opinion, is that the number of

affordable houses delivered from those proposals would fall and that the new system

would not make up those units lost.
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3.12 The Prime Minister’s approach is perhaps best summed up in the summary of the

press release that accompanied the launch of the consultation – ‘PM: Build, Build,

Build’

3.13 It is clear that successive Governments have failed to ensure enough new homes,

especially affordable homes, are being built.

3.14 On a national level, in every scenario, against every annual need figure identified since

the publication of the Barker Review in 2004, the extent of the shortfall in housing

delivery in England is staggering and ranges from a shortfall of -1,105,490 to a shortfall

of -2,635,490 homes over the past 17 years depending on which annual target actual

housing completions are measured against. The Barker Review and a wealth of other

evidence regarding the extent of the national shortfall in housing delivery is included

at Appendix JS4.

3.15 Analysis undertaken by Shelter and Savills in June 2020 identifies a range of scenarios

for housebuilding recovery following the significant impact Covid-19 has had for the

housebuilding industry and the wider economy in 2020 at Appendix JS5.

3.16 The scenarios anticipate that between 125,000 and 318,000 fewer new dwellings will

be delivered in the five years 2020-2025, because of Covid-19, equating to a 9-23%

drop in delivery. Of these, between 25,000 and 66,000 fewer affordable homes will be

delivered (an 8-21% drop in delivery). Of these scenarios, the ‘best case’ assumes a

rapid economic recovery (e.g. in light of medical advances) and the worst case

assumes deeper and longer economic difficulties.

3.17 Shelter recommends boosting social housing provision in order to support overall

housing output, with social housing demand being counter-cyclical to the prevailing

wider economy. This merely serves to further compound the acute affordability

problems that the country is facing.

Conclusions on the National Housing Crisis and Extent of the National Shortfall

in Housing Delivery

3.18 The evidence is clear and, in my opinion, demonstrates the pressing requirement to

build more homes to meet the significant level of unmet need, particularly for homes

that are affordable. A shortfall of over 5.5 million homes is nothing short of a national

scandal. The evidence suggests that failure to do so will present a risk to the future

economic and social stability of the United Kingdom.
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The Development Plan and Related Policies

Section 4

Introduction

4.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004,

the application should be determined in accordance with the Development Plan unless

material considerations indicate otherwise.

4.2 The Development Plan for Preston currently comprises the Central Lancashire Core

Strategy (2012) and the Preston Local Plan (2015).

4.3 Other material considerations include the NPPF (2019), the Planning Practice

Guidance (PPG), the Central Lancashire Affordable Housing Supplementary Planning

Document (2012) and the emerging Central Lancashire Local Plan Update.

The Development Plan

Central Lancashire Core Strategy (2012) (CD HA1)

4.4 The Core Strategy was adopted in 2012 and covers the combined areas of Preston,

South Ribble and Chorley for the period between 2010 and 2026.

4.5 At paragraph 1.7 the Plans sets out trends that the Core Strategy needs to plan for

over the next 15 years, explicitly stating that “there are pockets of deprivation and some

poor housing in the plan area but generally the residential offer is quite attractive albeit

there is a shortage of affordable housing” (my emphasis).

4.6 Page 33 sets the Plan vision for Central Lancashire in 2026 highlighting that it expects

residents to have “high quality affordable homes.”

4.7 The Plan’s Strategic Objectives are set out on page 36. Strategic Objective 8 seeks to

“significantly increase the supply of affordable and special needs housing…”

4.8 Section 8 of the Plan deals with ‘Homes for All”, clearly stating at paragraph 8.1 that

“the Government’s key housing policy objective is to ensure that everyone has the

opportunity of living in a decent home, which they can afford, in a community they want

to live”.
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4.9 Paragraph 8.23 highlights that “the percentage of owner occupied properties is higher

within Central Lancashire than the national average, increased also through the ‘Right

to Buy’ initiative where many Council homes were transferred to private ownership.”

4.10 Paragraph 8.34 is clear that:

‘A household is considered unlikely to be able to afford to buy a home that costs more

than 3.5 times the gross household income for a single income household or 2.9 times

the gross household income for a two income household. If possible, any existing

equity should also be taken into account. In rental terms a household is considered

able to afford market rental prices where the rent payable is no more than 25% of their

gross household income.’

4.11 Paragraph 8.35 notes that “until recently the cost of purchasing housing in Central

Lancashire had been rising rapidly, whereas local income levels have risen at a far

slower rate.”

4.12 The ‘Level of Affordable Housing Need’ is dealt with at paragraphs 8.36 to 8.37 which

state that:

“The level of affordable housing required must take account of a current lack of

provision for existing households, as well as the needs of newly forming households

and future households. The Central Lancashire SHMA identified an annual average

shortfall of 1,780 dwellings per year up until 2014, which is more than the Core Strategy

annual housing requirement. However, in affluent areas where house prices are high

it is common for the need for affordable housing to outstrip the total housing

requirement.”

4.13 Provision of a suitable mix is covered by paragraph 8.38 which states that “when

delivering affordable housing there needs to be a suitable mix of housing types and

tenures to suit the broad needs of the population requiring access to affordable homes,

the SHMA advises on these matters.”

4.14 Policy 7 is concerned with affordable and special needs housing. The full policy text

is presented below in Figure 4.1.
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Figure 4.1: Affordable housing policy requirements

Policy 7: Affordable and Special Needs Housing

Enable sufficient provision of affordable and special housing to meet needs in the

following ways:

(a) Subject to such site and development considerations as financial viability and

contributions to community services, to achieve a target from market housing

schemes of 30% in the urban parts of Preston, South Ribble and Chorley, and

of 35% in rural areas on sites in or adjoining villages which have, or will have, a

suitable range of services; on any rural exception sites including those in the

Green Belt there will be a requirement of 100%.

(b) Aside from rural exception sites the minimum site size threshold will be 15

dwellings (0.5 hectares or part thereof) but a lower threshold of 5 dwellings (0.15

hectares or part thereof) is required in rural areas.

(c) Where robustly justified, off-site provision or financial contributions of a broadly

equivalent value instead of on-site provision will be acceptable where the site or

location is unsustainable for affordable or special housing.

(d) Special needs housing including extra care accommodation will be required to

be well located in communities in terms of reducing the need to travel to care

and other service provision and a proportion of these properties will be sought

to be affordable subject to such site and development considerations as financial

viability and contributions to community services.

(e) Special needs housing including extra care accommodation will be required to

be well located in communities in terms of reducing the need to travel to care

and other service provision and a proportion of these properties will be required

to be affordable.

(f) An accompanying Supplementary Planning Document will establish the

following:

i. The cost at and below which housing is considered to be affordable.

ii. The proportions of socially rented and shared ownership housing that will

typically be sought across Central Lancashire.

iii. Specific spatial variations in the level and types of affordable housing need in

particular localities. iv. How the prevailing market conditions will affect what

and how much affordable housing will be sought.
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4.15 Appendix D to the Core Strategy sets the ‘Performance Monitoring Framework’ for the

Plan period. Monitoring indicator 5 is concerned with Policy 7 (affordable housing) and

sets a target of 46 affordable housing completions annually in Preston over the Plan

period. It goes on to note the trigger for review will be the “shortfall of new affordable

housing completions of more than 20% on a rolling three-year average1”.

4.16 It is unclear why such a low figure of 46 dwellings was chosen as the affordable

housing delivery target for the council, given that this figure is not reflective of any of

the annual needs identified in the various housing assessments2.

Preston Local Plan (2015) (CD HA2)

4.17 The Local Plan was adopted in 2015 and covers the period between 2012 and 2026.

4.18 Section five of the Local Plan, ‘Homes for All’ seeks to address a number of Core

Strategy objectives, including:

• Strategic Objective SO5: to make available and maintain within Preston a ready

supply of residential development land over the plan period, to help deliver

sufficient new housing of appropriate types to meet future requirements; and

• Strategic Objective SO8: to significantly increase the supply of affordable housing

and special needs housing particularly in places of greatest need such as in more

rural areas.

4.19 Paragraph 5.3 highlights that:

‘Policy 4 of the Central Lancashire Core Strategy sets out the number of new houses

required in Preston. These are in line with the Regional Strategy, which equates to 507

dwellings per annum to 2026 and a total of 6,084 dwellings across the remainder of

the plan period (2014-2026). At April 2014 there was an undersupply of 1217 units

which has been factored into the housing requirement and brings the total requirement

to 7,301 units across the period 2014-2026. Even though the Regional Strategy is now

revoked, the evidence on which the housing requirement is based remains the most

robust available and has been subject to independent examination.’

4.20 Paragraph 5.4 boldly asserts that the ‘Local Plan identifies sufficient land for housing

to meet the requirement set out in the Core Strategy for market and affordable housing

over the plan period, taking into account past undersupply.’

1 20% of 46 = 9.2; 46 - 9.2 = 36.8 x 3 years = 110.4
2 See Section 6
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4.21 At paragraph 5.41 the plan sets out that ‘This Plan does not include an affordable

housing policy, since the Central Lancashire Core Strategy includes a policy dedicated

to this issue – Policy 7 – which sets a target of 30% affordable housing to be sought

from market housing schemes, 35% from schemes in rural areas and villages, and

100% on all exception sites’.

Other Material Considerations

Emerging Central Lancashire Local Plan Issues and Options (2019) (CD HA13)

4.22 The emerging Central Lancashire Local Plan will cover the period 2021 to 2036 upon

its adoption. An Issues and Options consultation was undertaken between November

2019 and February 2020.

4.23 The vision for the Plan is set out on pages 11 to 14 and notes that “residents will have

easy access to public services, good jobs and decent, high quality affordable homes.”

4.24 The proposed objectives of the Plan are set out on page 13. Objective four is

concerned with housing stating that Plan will seek to:

“Provide a mix of housing types and sizes to create healthy, vibrant, safe and

sustainable communities that deliver the City Deal and meet the changing housing

needs of Central Lancashire’s population, and support a range and variety of tenures

alongside a range of family homes and any potential need for the Traveller community,

with affordable housing delivery being a high priority” (my emphasis).

4.25 Section 3 deals with ‘Delivering Homes’ and highlights at paragraph 3.1 that “affordable

housing is a key priority, delivering new homes for social or affordable rent is essential

to tackling inequality and improving the life chances of those who fall into

homelessness, including young people and children.” (my emphasis).

4.26 The section considers the overall approach to housing need over the Plan period but

makes no specific refences to affordable housing need. The consultation document

does not seek any views on the wording of future policy or future level of needs.

Central Lancashire Affordable Housing Supplementary Planning Document

(2012) (CD HA4)

4.27 The SPD was adopted in October 2012 and is intended to provide advice on how the

Council’s affordable housing policy is to be implemented.

4.28 Paragraph 11 explains that the SPD establishes the following:

• The cost at, and below which, housing is considered to be affordable;
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• The mix of affordable housing tenures;

• Any specific spatial variations in the level and types of affordable housing; and

• Prevailing market conditions and impacts on viability.

4.29 Paragraph 14 details that the 2009 SHMA indicated that Preston had an estimated

annual shortfall of 397 affordable homes.

4.30 The SPD reveals at paragraph 28 that the cost of affordable housing, whether rental

levels of shared ownership costs, should be affordable to eligible tenants. It states that

in order to access market housing for purchase the cost of property should be no more

than 3.5 times the gross household income for a single household or 2.9 times gross

household income for a two-income household.

4.31 For market renting the threshold is 25% of gross household income and for shared

equity rent and mortgage repayments should total no more than 25% of gross

household income. It considers that any household falling below these thresholds is in

need of affordable housing.

Corporate Priorities

Achieving Preston’s Priorities – Budget and Policy Proposals 2020/21 (CD HA15)

4.32 The forward to the Achieving Preston’s Priorities – Budget and Policy Proposals

2020/21 (APP) written by the leader of the Council; Councillor Matthew Brown cites

the councils ‘Somewhere Safe to Stay’ initiative which seeks to tackle rough sleeping

across Preston.

4.33 Provision of affordable housing is not mentioned in the APP until page eight. Under

the heading ‘‘What impact do we hope to make?’ the document merely states that the

council will deliver ‘hundreds of new homes across the City including the City centre

and inner Preston area, many of which will be classed as affordable homes’ (my

emphasis).

4.34 As part of the Councils ‘Fairness Agenda’ the APP sets out at page nine that:

‘Fairness at the heart of decision making; an economy supporting prosperity and

promoting fairness in working lives and practices; accessibility to affordable energy

and decent affordable homes.’ (my emphasis).

4.35 The page goes on to note that there are areas in the City where people experience the

effects of multiple deprivation including (among other things) poor housing conditions.
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4.36 Under the ‘What actions are we taking’ heading on the same page the APP states that:

‘The Council is committed to ensuring that its budget and strategic decision making

processes reflect the principles of fairness and ensure that the budget reflects the

priorities set out in the Achieving Preston’s Priorities. The principles in the Fairness

Charter underpin all of the Council’s activities.’

4.37 Affordable housing is not mentioned again until page 13 of the APP. Under the ‘Making

Homes from Houses’ heading, the APP states that:

‘In 2018 the Council committed £400k of developer contributions to convert empty

properties into affordable housing. Working in partnership with Community Gateway

Housing Association, 17 properties have been acquired and are undergoing

refurbishment and reoccupation, and a further 17 are in the process of being acquired.

Looking ahead, this project exceeded the targets set for the first year of delivery. As a

result the Council have recently agreed to extend the contract with CGA for a further

two years and committed an additional £400k funding.’

4.38 Page 18 of the APP sets out what impacts the council hopes to make which includes

(among other things) to ‘Increase the number of affordable housing completions’.

Unfortunate that APP does not set out in any detail how the council plans to achieve

this objective.

Conclusions on the Development Plan and Related Policies

4.39 The adopted Development Plan in Preston currently comprises the Preston Local Plan

(2015), and the Central Lancashire Core Strategy (2012).

4.40 The evidence set out in this section clearly highlights that within adopted policy and a

wide range of other plans and strategies, providing affordable housing has long been

established as, and remains, a key priority for Preston City Council.

4.41 Given the recognised shortfall in affordable housing across Preston (identified in

Section 6), the appeal proposals provide an affordable housing contribution which

would contribute significantly towards addressing this key corporate priority.
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Affordable Housing Needs in Preston City

Section 5

Affordable Housing Needs

5.1 Neither the adopted Core Strategy nor the adopted Local plan define a numerical target

for the provision of affordable homes. Instead the Cores Strategy seeks to ensure that

30% affordable housing provision is made from qualifying developments in urban

areas and 35% from qualifying schemes in rural areas and villages.

5.2 In the absence of a defined affordable housing target in adopted policy it is important

to consider the objectively assessed need for affordable housing within the most up-

to-date assessments of local housing need.

Affordable Housing Needs Evidence Base

5.3 Preston City Council has published three assessments of local housing need in the

past 12 years, the first of which being a Strategic Housing Market Assessment (SHMA)

in 2009 which provided key evidence for developing the approach to affordable

housing policy in the adopted Core Strategy.

5.4 A second SHMA was produced in September 2017 and more recently a Housing Study

was published in March 2020 by Iceni. The latter was produced to inform the emerging

Central Lancashire Local Plan.

5.5 The findings of the respective assessments of local housing need published to date

are summarised below.

Central Lancashire Strategic Housing Market Assessment (September 2009) (CD

HA11)

5.6 The Strategic Housing Market Assessment (SHMA), used to inform the Core Strategy,

was published in 2009. The SHMA used a combination of quantitative and qualitative

methods in order to obtain the information required. The research drew upon a

combination of primary research, telephone interviews and analysis of existing and

emerging secondary data sources.

5.7 The SHMA covers the period between 2009 and 2014 with the Housing Market Area

comprising Preston, South Ribble and Chorley Councils. It found an estimated annual
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need for 397 affordable homes in Preston, equivalent to 2,382 new affordable homes

over the six-year period.

Central Lancashire Strategic Housing Market Assessment (September 2017) (CD

HA12)

5.8 The 2017 SHMA covered the same HMA as the 2009 SHMA. It covers the period 2014

to 2034 and identified a net need for 12,402 affordable homes across the HMA,

equivalent to 620 per annum across the 20 years from the SHMA base date of 2014

up to 2034.

5.9 When this is broken down to local authority level, the SHMA (Table 59) finds a net

need of 239 affordable homes across Preston, equating to 4,780 net new affordable

dwellings over the 20-year plan period.

5.10 In analysing the tenure split, the SHMA reported a need for 11% intermediate

affordable homes and 89% social/affordable rented homes in Preston.

Central Lancashire Housing Study (2020) (CD HA10)

5.11 The Housing Study Final Report produced by Iceni is dated March 2020 and addresses

amongst other considerations the revised definitions of affordable housing set out in

the NPPF (February 2019) and the affordable housing need of the three Central

Lancashire Councils.

5.12 Table 4.1 sets out that Preston accounts for 38% of the total population in Central

Lancashire; whereas, Chorley accounts for 32% and South Ribble accounts for 30%.

Whilst Table 4.2 sets out that 38% of the Central Lancashire Workforce resides in

Preston, compared to 32% in Chorley and 30% in South Ribble.

5.13 Table 4.3 highlights that 48% of all jobs across Central Lancashire are found in

Preston, with the following paragraph setting out that that providing homes in the more

affordable authority of Preston might make new housing more accessible to people on

lower incomes.

5.14 Table 4.10 finds that of the three authorities, Preston is in the greatest affordable

housing need with 42% of the total distribution of need. By comparison the lowest

proportion is in Chorley with just 22% of the total distribution of affordable housing

need.

5.15 Table 5.6 (estimated need for rented affordable housing per annum) finds that within

Preston in the 18-year period between 2018 and 2036 there is a net need for 250
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rented affordable homes per annum. This equates to 4,500 new affordable dwellings

in Preston over the period.

5.16 By comparison the study finds a net annual need for 132 and 208 new rented

affordable homes in Chorley and South Ribble respectively over the same period.

5.17 Crucially, at paragraph 5.22 the study identifies that, “For the individual local

authorities, the analysis in this report shows a slightly higher level of need in Chorley,

but lower in the other two authorities. Regardless, both studies clearly demonstrate a

substantial need for additional affordable housing and the Councils should seek to

maximise delivery where opportunities arise” (my emphasis).

5.18 In analysing affordable home ownership, the study found no net requirement for

provision based upon identified needs and current supply.

5.19 However, this appears to be significantly qualified in paragraph 5.45 which states that,

‘Given the analysis above, it would be reasonable to conclude, on the basis of the

evidence, that in general terms there is no substantive need to provide housing under

the new definition of ‘affordable home ownership.’ Overall whilst there are clearly some

households in the gap between renting and buying, they in many cases will be able to

afford homes below lower quartile housing costs. This said, it is important to recognise

that some households will have insufficient savings to be able to afford to buy a home

on the open market (in terms of the ability to afford both a deposit and stamp duty) and

low cost home ownership homes - and shared ownership homes in particular - will

therefore continue to play a role in supporting some households in this respect’ (my

emphasis).

5.20 Furthermore, the 2020 study identifies that, ‘the evidence points to a clear and acute

need for rented affordable housing from lower income households, and it is important

that a supply of rented affordable housing – around 70% of which should reasonably

be social rent - is maintained to meet the needs of this group including those to which

the authorities have a statutory housing duty’ (my emphasis).

Conclusions on Affordable Housing Needs in Preston

5.21 There is a clear and pressing need for more affordable homes and affordable homes

across Preston to help address the persistent shortfalls in delivery (see Section 6).

5.22 The 2009 SHMA identified an objectively assessed need for 2,382 net affordable

homes between 2009 and 2014, equivalent to an estimated annual need of 397

affordable homes in Preston.
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5.23 The 2017 SHMA identified an objectively assessed need for 4,780 net affordable

homes between 2014 and 2034, equivalent to an estimated annual need of 239

affordable homes in Preston.

5.24 The 2020 Housing Study identified an objectively assessed need for 4,500 net

affordable homes between 2018 and 2036, equivalent to an estimated annual need of

250 affordable homes in Preston. This is the highest level of need identified across the

three Central Lancashire authorities.
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Affordable Housing Delivery in Preston City

Section 6

Past Delivery of Affordable Housing in Preston

6.1 Figure 6.1 demonstrates the delivery of housing and affordable housing in Preston

over the 10-year period between 2010/113 and 2019/20.

Figure 6.1: Housing and Affordable Housing Completions in Preston

Monitoring
Period

Overall Housing
Completions

(Net)

Affordable Housing
Completions

(Gross)

Affordable Housing
as a %age of Overall

Housing

2010/11 127 0 0%

2011/12 265 38 14%

2012/13 202 66 33%

2013/14 142 35 25%

2014/15 488 16 3%

2015/16 282 178 63%

2016/17 791 137 17%

2017/18 634 197 31%

2018/19 785 213 27%

2019/20 1,1214 1865 17%

Total 4,837 1,066 22%

Source: Freedom of Information Response (4 March 2021)

6.3 Since the start of the Core Strategy period in 2010 there have been a total of 4,837 net

overall housing completions and 1,066 gross affordable housing completions,

equivalent to an average of just 107 gross affordable dwellings per annum.

6.4 There has been an average rate of 22% affordable housing delivery over the period; it

should be noted however, these figures are based on gross affordable housing

completions as opposed to net affordable housing completions (see Appendix JS1a).

3 Start of the Core Strategy plan period.
4 FOI response (Appendix JS1a) states that due to COVID-19 the Council were unable to undertake sites visits in April 2020
so the completions figures for 2019/20 only cover the period 01/04/2019 to 30/09/2020.
5 FOI response (Appendix JS1a) states that due to COVID-19 the Council were unable to undertake sites visits in April 2020
so the completions figures for 2019/20 only cover the period 01/04/2019 to 30/09/2020.
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6.5 This is because gross completions data provided by the council fails to take account

of any losses to stock such as sales of affordable housing stock through the Right to

Buy and does not therefore represent a true picture of actual delivery.

6.5 This was acknowledged by the Inspector presiding over the appeal at land at the site

of the former North Worcestershire Golf Club Ltd, Hanging Lane, Birmingham which

was allowed in July 2019 (CD HB17). Paragraph 14.108 of the Inspector’s Report sets

out that:

“Mr Stacey’s unchallenged evidence shows that only 2,757 new affordable homes

were provided in the City over the first 6 years of the plan period. This represents less

than half of the target provision and a net increase of only 151 affordable homes if

Right to Buy sales are taken into account. On either measure there has been a very

low level of provision against a background of a pressing and growing need for new

affordable homes in Birmingham” (emphasis added).

6.6 This was later endorsed by the Secretary of State, who stated that the 800 family

homes, including up to 280 affordable homes is a benefit of significant weight. Whilst

the figures for Right to Buy sales or loses to the affordable housing stock are not known

for Preston, the delivery of affordable will not be as high as that reported in Figure 6.1

above.

6.7 The FOI request submitted to the Council (Appendix JS1a) sought this data however

due to a stock transfer in 2005 to Community Gateway Association (CGA) they were

unable to provide any data post this date. Nonetheless CGA have provided us with the

Right to Buy losses in respect of their stock holdings (Appendix JS6).

6.8 Figure 6.2 below demonstrates that since the start of the Core Strategy period in

2010/11 the Council have lost at least 177 affordable dwellings through the Right to

Buy and at least 57 affordable dwellings through the Right to Acquire.
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Figure 6.2: Losses to Affordable Housing Stock through the Right to Buy and Right to

Acquire

Monitoring
Period

Right to Buy Losses
Right to Acquire

Losses
Total Losses to Stock

2010/11 8 0 8

2011/12 10 0 10

2012/13 13 0 13

2013/14 13 3 16

2014/15 30 2 32

2015/16 19 5 24

2016/17 27 10 37

2017/18 23 10 33

2018/19 16 11 27

2019/20 18 16 34

Total 177 57 234

Source: Community Gateway Association

6.9 The above table demonstrates that from CGA stock alone, over the last 10 year the

council have lost at least 234 affordable dwellings through the Right to Buy/Right to

Acquire. When these losses are deducted from gross completions recorded in Figure

6.1, the total falls by almost 22% to just 832 affordable dwellings over the period. This

is equivalent to just 83 affordable dwellings per annum.

6.10 Appendix 2 of the Central Lancashire Affordable Housing Supplementary Planning

Document (CD HA4) highlights that there are nine Registered Providers (RP) operating

in the Central Lancashire area (including CGA). Whilst losses to stock through the

Right to Buy/ Right to Acquire for these eight other RP’s is unknown, given the

significant losses recorded by CGA, it is highlight likely that the council’s completions

figure would fall even further if they were to be accounted for.

6.11 CGA have also highlighted to me that the Statistical Data Return that all Registered

Providers are required to supply to the government includes 47 organisations owning

homes in the three central Lancashire local authority areas. When you take into

account group structures, there are 40 organisations, as some of the 47 are part of the

same group structure. It is therefore highly likely that there are significant losses to

affordable housing stock across Preston occurring on annual basis which the Council

have no record of.
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Affordable Housing Delivery Compared to Affordable Housing Needs

6.12 The 2017 SHMA found an annual net need of 239 affordable homes per annum in

Preston between 2014 and 2034.

6.13 More recently, the 2020 Housing Study (2020) found a need for 250 net rented

affordable homes per annum in Preston between 2018 and 2036. It is important to note

that this should be regarded as a minimum figure as it does not take account of the

caveats set out at paragraph 5.19 of this proof of Evidence.

6.14 The objectively assessed affordable housing need figure to have been tested at

Examination is that of the 2009 SHMA which found a need for 397 net affordable

homes per annum in Preston between 2009 and 2014.

6.15 It is possible to undertake a series of comparative analysis against each of annual

needs.

6.16 Comparative analysis of gross completions since 2009 shows that a cumulative

shortfall of -2,212 affordable homes had arisen by 2014/15 alone as illustrated by

Figure 6.3. This is equivalent to an average annual shortfall of -369 affordable homes

for the period the data is available. To put this another way 369 families who each year

were in need of affordable housing were denied an opportunity to have their housing

needs met.

Figure 6.3: Affordable Housing Delivery Compared to identified needs in the 2009

SHMA

Monitoring
Period

2009 SHMA
Affordable

Housing Needs
Per Annum (Net)

Affordable
Housing

Completions
(Gross)

Shortfall
Cumulative

Shortfall

2009/10 397 15 -382 -382

2010/11 397 0 -397 -779

2011/12 397 38 -359 -1,138

2012/13 397 66 -331 -1,469

2013/14 397 35 -362 -1,831

2014/15 397 16 -381 -2,212

Total 2,382 170 -2,212

Source: Freedom of Information Response (4 March 2021) and 2009 SHMA

6.17 Again, it is important to note that the affordable housing completion figures are gross

rather than net so fail to take account of losses to stock through the Right to Buy.

Therefore, the completions figures recorded are likely to be an overestimate of actual
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delivery and the reality in terms of overall net affordable housing delivery is likely to be

far worse meaning that the shortfall in delivery is also likely to be considerably higher.

6.18 When consideration is given to the needs identified in the 2017 SHMA (239 net

affordable homes per annum in Preston between 2014 and 2034) a shortfall has still

arisen against this substantially reduced requirement. This is shown in figure 6.4.

Figure 6.4: Affordable Housing Delivery compared to identified needs in the 2017

SHMA

Monitoring
Period

2017 SHMA
Affordable

Housing Needs
Per Annum (Net)

Affordable
Housing

Completions
(Gross)

Shortfall
Cumulative

Shortfall

2014/15 239 16 -223 -223

2015/16 239 178 -61 -284

2016/17 239 137 -102 -386

2017/18 239 197 -42 -428

2018/19 239 213 -26 -454

2019/20 239 1866 -53 -507

Total 1,434 927 -507

Source: Freedom of Information Response (4 March 2021) and 2017 SHMA

6.19 Figure 6.4 demonstrates that against a net need of 1,434 affordable homes over the

six-year period between 2014/15 and 2019/20 the council have delivered just 927

gross affordable dwellings. This has resulted in a shortfall of some -507 affordable

homes over the period, which is likely to be higher if right to buy losses were to be

accounted for.

6.20 When this same exercise is undertaken against the 2020 Housing Study requirement

of 250 net new rented affordable homes per annum between 2018 and 2036; it can be

seen in Figure 6.5 that there is already a shortfall in the delivery of affordable housing

of some -101 affordable homes against the identified need for 500 affordable dwellings.

It appears the prospects of meeting affordable housing needs anytime soon are

extremely bleak.

6 FOI response (Appendix JS1a) states that due to COVID-19 the Council were unable to undertake sites visits in April 2020 so
the completions figure for 2019/20 only cover the period 01/04/2019 to 30/09/2020.
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Figure 6.5: Affordable Housing Delivery compared to identified needs in the 2020

Housing Study

Monitoring
Period

2020 Housing
Study Affordable
Housing Needs

Per Annum (Net)

Affordable
Housing

Completions
(Gross)

Shortfall
Cumulative

Shortfall

2018/19 250 213 -37 -37

2019/20 250 1867 -64 -101

Total 500 399 -101

Source: Freedom of Information Response (4 March 2021) and 2020 Housing Study

Future Affordable Housing Delivery in Preston

6.21 The future delivery of affordable housing is highly uncertain. Across the Preston City

Council administrative area, the delivery of affordable homes has fluctuated

considerably since the start of the Core Strategy period in 2010/11 as illustrated in

Figure 6.1.

6.22 The 2017 SHMA identifies an objectively assessed need for 239 net affordable homes

per annum between 2014/15 and 2034/35.Over the 20-year period it finds a total need

for 2,382 net affordable homes.

6.23 Since 2014/15 the Council have overseen the delivery of just 927 gross affordable

homes against a need for 1,434 which has resulted in a shortfall of at least -507

affordable homes in six years.

6.24 I consider that any shortfall in delivery should be dealt with within the next five years.

This is also an approach set out within the PPG8 and endorsed at appeal.

6.25 The Inspector presiding over the appeal at land off Aviation Lane, Burton-upon-Trent

which was allowed in October 2020 (CD HB11) set out at paragraph 8 of her decision

that:

“In my view, the extent of the shortfall and the number of households on the Council’s

Housing Register combine to demonstrate a significant pressing need for affordable

housing now. As such, I consider that, the aim should be to meet the shortfall as soon

as possible.” (my emphasis).

7 FOI response (Appendix JS1a) states that due to COVID-19 the Council were unable to undertake sites visits in April 2020 so
the completions figure for 2019/20 only cover the period 01/04/2019 to 30/09/2020.
8 Paragraph: 031 Reference ID: 68-031-20190722
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6.26 Similarly, in considering the disputed sites in the Council’s five-year housing land

supply that did not yet have planning permission the Inspector stated at paragraph 9

that:

‘I am not convinced, in accordance with the guidance in the PPG and the Framework,

that there is clear evidence that the 108 dwellings relied on by the Council from these

two sites would be deliverable within five years. There is nothing within the Framework

or the PPG to suggest that this definition should not apply to affordable housing as well

as market housing.’ (emphasis added).

6.27 The Inspector went on to set out at paragraph 11 that:

‘My concern, given the nature of the development proposed, is whether the affordable

housing needs of the Borough are being met. These are households in need of a home

now. While the Council is of the view that there is not an overwhelming need for

affordable housing which cannot be met within the settlement boundary, on allocated

sites or through current planning permissions, just by excluding these three sites from

its five year housing supply, the Councils expectation of 884 houses coming forward

within five years is reduced to 768 which would be below the five year requirement of

818 dwellings including the existing shortfall.’ (emphasis added).

6.28 It is therefore imperative that the -507 dwelling affordable housing shortfall which has

accumulated since 2014/15 is addressed within the next five years.

6.29 When the shortfall is factored into the 2017 SHMA’s identified need of 239 affordable

homes per annum for the monitoring period 2014/15 to 2034/15, the number of

affordable homes the Council will need to complete substantially increases to 340 per

annum for the period 2020/21 to 2024/25.

6.30 This would ensure that for the remainder of the period up to 2034/35 the annual

affordable housing need reduces to 239 per annum to deal solely with newly arising

needs. This is illustrated in Figures 6.6 and 6.7.
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Figure 6.6: Annual Affordable Housing Target incorporating Backlog Needs since the

2014 base date of the 2017 SHMA (Applying the Sedgefield Approach)

A
Affordable housing need per annum for the period 2014/15 to 2019/20

identified in the 2017 SHMA
239

B
Net Affordable housing need for the period 2014/15 to 2019/20

(A x 6)
1,434

C
Gross Affordable housing completions for the period 2014/15 to

2019/20
927

D
Shortfall/backlog of affordable housing need for the period 2014/15 to

2019/20 (B – C)
-507

E
Backlog affordable housing need per annum required over the period

2020/21 to 2024/25 (D/5)
101

F
Full affordable housing need per annum for the period 2020/21 to

2024/25 (A + E)
340

G
Full affordable housing need for the period 2020/21 to 2024/25

(F x 5)
1,700

6.31 It is important to reiterate the fact that the current shortfall is based on gross affordable

housing delivery as opposed to net and therefore does not take account of Right to

Buy losses to affordable housing stock. When the shortfall is calculated against net

housing delivery the number of affordable homes the Council will need to complete per

annum between 2020/21 to 2024/25 will likely be higher than the 340 per annum figure.

6.32 The 340 figure per annum over the period 2020/21 to 2024/25 illustrated below is

therefore considered to be the minimum affordable need for the adopted Local Plan

period to clear the backlog.

Figure 6.7: Annual Affordable Housing Need 2020/21 to 2024/25 incorporating Backlog

Needs Accrued Since 2014/15 and Applying the Sedgefield Approach

Monitoring Period
2017 SHMA Net

affordable housing
target

Affordable Housing Need When
Addressing Backlog Within Next

Five Years

2020/21 239 340

2021/22 239 340

2022/23 239 340

2023/24 239 340

2024/15 239 340

Total 1,195 1,700

6.33 The scale of the challenge which faces the Council is clearly demonstrated by the fact

that the Council have achieved an average of just 107 gross additions to affordable
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housing stock per annum over the past decade as shown in Figure 6.1, a poor record

of delivery compared to the scale of needs identified.

6.34 Further illustration of the severity of the situation can be seen in Figure 6.7 which

illustrates that the Council need to deliver 1,700 gross affordable homes over the next

five years to address backlog needs in line with the Sedgefield approach.

6.35 In the previous 10 years the Council have delivered a total of just 1,066 gross

affordable homes. It is clear that the backlog affordable housing needs across the

Preston City Council administrative area will continue to grow exponentially unless the

Council takes drastic action to address the needs and deliver more affordable homes.

6.36 When this same exercise is undertaken for the 2020 Housing Study to ensure the -101

dwelling affordable housing shortfall which has accumulated since 2018/19 is

addressed within the next five years; the Housing Study’s identified need of 250

affordable homes per annum for the monitoring period 2018/19 to 2036/37 increases

by 8% to 270 per annum for the period 2020/21 to 2024/25.

6.37 This would ensure that for the remainder of the period to 2036/37 the annual affordable

housing need reduces to 250 per annum to deal solely with newly arising needs.

6.38 It is therefore considered that the minimum affordable need for the period 2020/21 to

2024/25 lies somewhere between dwellings 1,7009 and 1,35010 affordable dwellings.

6.39 The Council produced its latest five-year housing land supply (5YHLS) statement in

October 2020 covering the period October 2020/21 to October 2024/25 (Appendix

JS7).

6.40 For the purpose of this evidence, the calculations with regard to future affordable

housing delivery have been calculated using the sites listed in the Councils Five Year

Housing Land supply statement.

6.41 Based on the Councils assessment of supply it is likely that only 916 affordable

dwellings will be delivered over the period, equating to just 183 per annum (Appendix

JS8).

6.42 This figure falls significantly short of the 239 per annum identified in the 2017 SHMA

and the 250 per annum figures identifies in the 2020 Housing Study. This figure also

falls substantially short of the 340 per annum and 270 per annum figure required when

9 340 x5
10 270 x5
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back log needs are addressed in the first five years in line with the Sedgefield

approach.

6.43 It is clear the Council are actively failing to plan to address affordable housing needs

across the Preston City Council administrative area and have been for some time.

6.44 I have no confidence that the council can see a sufficient step change in the delivery

of affordable housing to meet the new annual needs requirements. It makes it even

more important that suitable sites, such as the appeal site, being granted planning

permission in order to boost the supply of affordable housing.

6.45 In light of the Council’s poor record of affordable housing delivery, the anticipated

levels and rates of future affordable housing delivery across the authority and the level

of affordable housing needs identified, there can be no doubt that the provision

affordable dwellings across the appeal sites to address the authority-wide needs of the

Preston City Council administrative area should be afforded substantial weight in the

determination of this appeal.

Conclusions on Affordable Housing Demand in Preston

6.46 There is an acute need for affordable homes across the Preston City Council

administrative area with the 2009 SHMA, which was tested at Examination, identifying

a shortfall of -2,212 net affordable homes per annum between 2009 and 2014.

6.47 Even when consideration is given to the substantially reduced needs figure of the 2017

SHMA, a shortfall in delivery has still arisen since the base period of the SHMA in 2014

of some -507 affordable dwellings. Similarly in the two years since the start of the 2020

Housing Study period against an identified need of 250 affordable homes per annum

there is already a shortfall of some -101 affordable dwellings.

6.48 Critically this is based upon completions which fail to take account of losses to stock.

In reality, the shortfall is likely to be considerably higher when Right to Buy, Preserved

Right to Buy and Right to Acquire sales are considered.

6.49 In light of the identified level of need there can be no doubt in my mind that the delivery

of affordable dwellings across the proposed sites will make an important contribution

to the affordable housing needs across the Preston City administrative area and should

be afforded substantial weight in the determination of this appeal.
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Affordability Indicators in Preston City

Section 7

Market Signals

7.1 The PPG recognises the importance of giving due consideration to market signals as

part of understanding affordability, albeit in the context of Plan making. Nevertheless,

market signals are an important consideration in assessing the weight to be ascribed

to the benefit of providing affordable housing.

Preston City Housing Register

7.2 At 31 March 2020 there were a total of 2,85711 households on the Council’s Housing

Register. Figure 7.1 provides a comparative analysis of the number of households on

the Housing Register and gross affordable housing delivery across the Preston City

administrative area since 1 April 200912 up to 31 March 2020.

7.3 The councils FOI response (Appendix JS1a) asserts that at 1 April 2020 there were

1,332 households on the Council’s Housing Register. Clarification was sought on 4

March 2021 to understand why there a was more than a 50% reduction (-1,525) of

households reported to be on the Housing Register in just 24 hours.

7.4 On 19 March 2021 the Council responded stating that:

“I believe the discrepancy is due to just the general waiting list active number being

submitted in this request. Active on the Select Move register are transfer waiting list

applicants and Open Property Register applicants all of whom can place bids on the

Choice Based Lettings scheme. I confirm the both totals are correct in respect of the

total active applicants and the lower general waiting list sub total.”

7.5 The discrepancies are therefore due to fact that the data provided by the council relates

to those households accepted on to the Housing Register but have not yet been

allocated an affordable home. The figures reported to MHCLG are the total numbers

of households on the register including those that have been allocated an affordable

home. The issue arises from the fact that the council’s data does not include those that

have already affordable home, yet these households can still bid on new affordable

11 MHCLG Live Table 600
12 Start of 2009 SHMA period
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properties when they come on the market, hence why the total figure is reported to

MHCLG. This only increases competition for new affordable dwellings.

7.6 This should also be viewed in context of the fact that Community Gateway Association

(CGA) have reliable informed myself (Appendix JS6) that by February 2021, the

Housing Register had increased to 1,567 and there were 718 applications pending,

which is twice the normal number pending for CGA applications.

7.7 CGA have also highlighted that less than half of applications are successful, and

people leave the register for a variety of reasons. When the backlog of applications is

processed, they would expect the number of households on the register to increase to

1,700.

Figure 7.1: Number of Households on the Housing Register Compared with Gross

Affordable Housing Delivery

Source: MHCLG Live Table 600 and Freedom of Information Response (4 March 2021)

7.8 As Figure 7.1 clearly illustrates, affordable housing delivery has failed to keep pace

with identified need on the housing register by a considerable margin for every single

year over the course of the past decade in Preston. Despite increased delivery in 19/20

the housing register also increased in this period. Affordable housing delivery is

manifestly failing to address needs across the Preston City administrative area.

7.9 The housing register is managed for the three Central Lancashire Councils by Select

Move. In March 2013, the Council adopted a new Housing Allocations Policy, following
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changes brought in through the Localism Act 2011 which allowed local authorities to

define their own criteria for those who can apply for affordable housing.

7.10 Further changes were introduced in 2018, with the publication of the Select Move Sub-

Regional Choice Based Lettings Scheme Common Allocation Policy 2018. A copy of

this is contained in Appendix JS9.

7.11 As a result of changes introduced by the Localism Act 2011, Local Housing Authorities

have been able to set their own Housing Register criteria from June 2012. For many

authorities this has meant excluding applicants already on the list who no longer meet

their new narrower criteria but who were still in need of affordable housing. As

mentioned earlier many of these were forced to meet their housing needs by entering

the PRS.

7.12 On 11 March 2016 Inside Housing magazine reported that 159 English Councils have

struck 237,793 people off their waiting lists and barred a further 42,994 new applicants

since the Localism Act came into effect in June 2012. The Head of Policy at the

Chartered Institute of Housing commented that the requirements “generally aren’t

good practice” as they can be “discriminatory depending on how long they’re applied”.

7.13 Such an approach does not reduce the need for affordable housing but instead makes

it even harder for those unable to access open market housing to find a suitable place

to live, with even more at risk of homelessness.

7.14 The research suggests a surge in people removed or barred from waiting lists, which

is much higher than the 113,000 found by Inside Housing in April 2014. The article

acknowledges however that there have been 775 occasions since 2012 where a

decision to remove an applicant from the waiting list or refuse access has been

reversed after it was contested. A copy of the March 2016 article is included as

Appendix JS10.

7.15 This was also recognised in the House of Commons Briefing Paper: Allocating Social

Housing (June 2017) which analysed the impact of new allocations policies. It

highlighted that “there has been a reduction in the numbers of applicants registering

on local authority housing waiting lists following the introduction of revised housing

allocation schemes under the Localism Act 2011”.

7.16 The Briefing Paper found that the reasons for these reductions were that “…English

local authorities had used powers to limit access to social housing by amending their

allocation policies…” and “…the requirements generally aren’t good practice” as they

can be “discriminatory depending on how long they’re applied”.
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7.17 Indeed, there have been several legal challenges to local authority allocation schemes

since the 2011 Act came into force and Councils were “…reportedly reviewing their

allocation policies…” following a High Court judgment which held that a council’s

allocation policy indirectly discriminated against women and disabled and older people.

7.18 Such an approach does not reduce the need for affordable housing but instead makes

it even harder for those unable to access open market housing to find a suitable place

to live, with even more at risk of homelessness.

7.19 The ability of Local Authorities to set their own qualification criteria in relation to

Housing Registers was recognised by the Planning Inspector presiding over an appeal

at Oving Road, Chichester (CD HB9). In assessing the need for affordable housing in

the District, and in determining the weight to be attached to the provision of affordable

housing for the scheme which sought to provide 100 dwellings; the Inspector

acknowledged that:

“The provision of 30% policy compliant affordable houses carries weight where the

Council acknowledges that affordable housing delivery has fallen short of meeting the

total assessed affordable housing need, notwithstanding a recent increase in delivery.

With some 1,910 households on the Housing Register in need of affordable housing,

in spite of stricter eligibility criteria being introduced in 2013 there is a considerable

degree of unmet need for affordable housing in the District. Consequently, I attach

substantial weight to this element of the proposal” (my emphasis).

7.20 A similar view was expressed in the July 2019 decision by the Inspector presiding over

an appeal at Dylon International Premises in the London Borough of Bromley (CD

HB12), where the Inspector commented, “Currently, there are some 3,477 households

on the Council’s, heavily circumscribed, housing waiting list. For those accepted on

the waiting list, there is an average wait time of 1.3-years for a one-bed home, 2.7-

years for a 2-bed home and 2.6 -years for a 3-bed home.”

7.21 The Inspector went on to conclude at paragraph 35 that “very substantial weight

attaches to the contribution of this scheme to the provision of market housing and

particularly the pressing need for affordable housing” (my emphasis).

7.22 Furthermore, in the recent appeal decision at Oxford Brookes University Campus at

Wheatley, (CD HB19) Inspector DM Young asserted that in the context of a lengthy

housing register of 2,421 households “It is sometimes easy to reduce arguments of

housing need to a mathematical exercise, but each one of those households

represents a real person or family in urgent need who have been let down by a
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persistent failure to deliver enough affordable houses” (emphasis added).  He went on

to state that “Although affordable housing need is not unique to this district, that

argument is of little comfort to those on the waiting list” before concluding that “Given

the importance attached to housing delivery that meets the needs of groups with

specific housing requirements and economic growth in paragraphs 59 and 80 of the

Framework, these benefits are considerations of substantial weight”.

7.23 In the planning balance the Inspector stated that, “The Framework attaches great

importance to housing delivery that meets the needs of groups with specific housing

requirements. In that context and given the seriousness of the affordable housing

shortage in South Oxfordshire, described as “acute” by the Council, the delivery of up

to 500 houses, 173 of which would be affordable, has to be afforded very substantial

weight”.

7.24 In determining the appeal, the Secretary of State concurred with these findings, thus

underlining the importance of addressing needs on the Housing Register, in the face

of acute needs and persistent under delivery

7.25 It is important to note that the Housing Register is only part of the equation relating to

housing need. The housing register does not constitute the full definition of affordable

housing need as set out in the NPPF – Annex 2 definitions i.e. affordable rented, starter

homes, discounted market sales housing and other affordable routes to home

ownership including shared ownership, relevant equity loans, other low cost homes for

sale and rent to buy, provided to eligible households whose needs are not met by the

market.

7.26 There is no “Housing Register” for households who do not meet the Council’s

qualification criteria for social or affordable rented dwellings but still need assistance

with their accommodation because they cannot afford a property on the open market.

Intermediate housing is an important part of the affordable housing needs of the

Borough, however there is no Housing Register for those needing an intermediate or

shared ownership dwelling.

7.27 In short there remains a group of households who fall within the gap of not being

eligible to enter the housing register but who also cannot afford a market property and

as such are in need of affordable housing. It is those in this widening affordability gap

who, I suggest, the Government intends to assist by increasing the range of affordable

housing types in the new NPPF.
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7.28 The Franklands Drive Secretary of State appeal decision in 2006 (CD HB16)

underlines how the Housing Register is a limited source for identifying the full current

need for affordable housing. At paragraph 7.13 the Inspector drew an important

distinction between the narrow statutory duty of the Housing Department in meeting

priority housing need under the Housing Act, and the wider ambit of the planning

system to meet the much broader need for affordable housing.

7.29 As such the number of households on the Housing register will only be an indication

of those in priority need and whom the Housing Department have a duty to house. But

it misses thousands of households who are in need of affordable housing, a large

proportion of whom will either be living in overcrowded conditions with other

households or turning to the private rented sector and paying unaffordable rents.

Waiting Times

7.30 The FOI request submitted to the Council (Appendix JS1a) sought to understand the

average waiting times for range of types of affordable property at 1 April 2019 and 1

April 2020. The Councils response stated that the data was not held.

7.31 Whilst this data is not available from the Council, CGA have provided similar data from

the quarterly reports they run on waiting times (Appendix JS6). The data is presented

in Figure 7.2 below, which highlights that the wait to be housed in a CGA affordable

home within the Preston ranges from 6 months for a 1-bed ground floor affordable flat

through to 11 months for a 4-bed affordable home.

Figure 7.2: Housing Register Average Waiting Times

Size/Type of
Affordable Property

Average Waiting
Time to be Housed
April 19 to June 19

Average Waiting
Time to be Housed
April 20 to June 20

%age change

1-bed Ground Floor Flat 5 months 6 months +20%

1-bed Upper Floor Flat 4 months 10 months +150%

1-bed Bungalow 11 months 15 months +36%

2-bed Ground Floor Flat 6 months 10 months +67%

2-bed Upper Floor Flat 9 months 11 months +22%

2-bed House 10 months 12 months +17%

3-bed House 11 months 14 months +27.3%

4-bed House 15 months 11 months -26.7%

Source: Community Gateway Association
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7.32 The table demonstrates that there has been an increase in all categories other than

four-bed houses. This is based on all CGA lettings in Preston, which is the majority

and provides a reasonably indication of the situation overall. If anything, CGA’s figures

will be slightly lower because a high proportion of properties are on traditional council

estates, which tend to be less popular.

7.33 CGA have also provided data on the average number of bids per property. Figure 7.3

demonstrates that since 2018/19, year on year the number of households bidding on

each CGA property has increased.

Figure 7.3: Average Number of Bids Per Property

Size of Affordable
Property

April 18 to

March 19

April 19 to

March 20

April 20 to

15 March 21

1-bed 16 bids (91 adverts)
17 bids (160

adverts)
41 bids (186

adverts)

2-bed 38 bids (123 adverts)
52 bids (150

adverts)
91 bids (98

adverts)

3-bed 64 bids (102 adverts)
67 bids (143

adverts)
113 bids (63

adverts)

4-bed 78 bids (3 adverts) 38 bids (3 adverts) n/a

Source: Community Gateway Association

Temporary Accommodation

7.34 The extent of the affordable housing crisis within Preston is such that the total number

of households in temporary accommodation has increased by 780% in one year from

5 households at 1 April 2019 to 44 households at 1 April 2020.

7.35 The FOI shows that at 1 April 2020 there were 29 households being housed in

temporary accommodation within the area. This figure rose by 480% from 5

households at 1 April 2019. A further 15 households were housed in temporary

accommodation outside of the authority at 1 April 2020, from 0 households at 1 April

2019.

7.36 Whilst this data was provided by the Council, CGA have noted that this figure may

actually be higher (see Appendix JS6). This is due to the fact that they manage one

temporary accommodation facility in Preston that has had 18 households in it almost

continually for a number of years and it is only one of four or five schemes that the

Council uses. It is therefore likely that there are many more households in temporary

accommodation in Preston.
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7.37 Not only does this mean that those in need of affordable housing are being housed in

temporary accommodation, which is unlikely to be suited to their needs, but for those

housed in temporary accommodation outside of the administrative area, they are also

located away from their support network. This would be particularly problematic for

those with young children, especially single parent families.

Private Rental Market in Preston

7.38 The average lower quartile monthly rent in Preston in 2019/20 was £45013 pcm. This

represents a 41% increase from the figure reported in 2013/1414 where average lower

quartile monthly rents stood at £320 pcm.

7.39 The substantial increase in just six years outstrips the rate of increase experienced at

the regional (North West) and national level (England) which stands at 16% and 18%

respectively over the same period.

Average House Prices in Preston

7.40 The National Housing Federation (NHF) produce an annual report for each of the

regions in England, looking at various elements of the housing market across each

area.

7.41 The 2019/2015 Home Truths report (Appendix JS11) for the North West reported that

the ratio of average house prices to average incomes in Preston stood at 7.0 in

2018/19. This means that average house prices in Preston are seven times average

incomes.

7.42 The NHF also reported that in 2018/19 an income of £38,344 per annum would be

required in order to obtain an 80% mortgage16 in Preston. This represents a 28%

increase since the first NHF Home Truths North West report was produced in

2011/1217 (Appendix JS12) where the figure stood at £29,928 per annum.

7.43 By comparison the average annual earnings in Preston in 2018/19 were £24,15918, a

34% increase from 2010/11 where the figure stood at £18,039. In terms of house prices

themselves, the NHF reported that the average house price within Preston in 2018/19

was £167,755, a 20% increase since 2010/11 where the figure stood at £139,665.

13 Valuation Office Private Rental Market Statistics
14 When current records began
15 Covering the period 2018/19
16 Based on 3.5 x income multiples
17 Utilising 2010/11 data
18 Based on Valuation Office Agency data
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Lower Quartile House Prices in Preston

7.44 For those seeking a lower quartile priced property (typically considered to be the ‘more

affordable’ segment of the housing market), the situation is similarly bleak. The Office

for National Statistics (ONS) found that in 2019 the ratio of lower quartile house price

to incomes across the Preston City Council administrative area stood at 4.84.

7.45 This is 4.07% higher than the ratio of lower quartile house price to incomes across the

North West region where the figure stood at 4.67 in 2019, a 0.17% difference.

Market Conditions in Preston

7.46 Figure 7.4 illustrates the median house sale prices for Preston and demonstrates that

they have increased in the period between the start of the 2009 SHMA period in

2009/10 and 2019/20.

Figure 7.4: Median House Price Comparison (2009/10 to 2019/20)

Source: ONS Dataset 9. Median price paid for administrative geographies

Conclusions on Affordability Indicators

7.47 As demonstrated through the analysis in this section, affordability in the Borough has

been and continues to be, in crisis. House prices and rent levels in both the average

and lower quartile segments of the market are increasing whilst at the same time the

stock of affordable homes is failing to keep pace with the level of demand. This only

serves to push buying or renting in Preston out of the reach of more and more people.
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7.48 Analysis of market signals is critical in understanding the affordability of housing. It is

my opinion that there is an acute housing crisis across the Preston City Council

administrative area, with an average house price to average income ratio of seven.

7.49 Market signals indicate a worsening trend in affordability in Preston, and by any

measure of affordability, this is an authority in the midst of an affordable housing crisis,

and one through which urgent action must be taken to deliver more affordable homes.
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Affordable Housing Needs and Delivery in

Ribble Valley

Section 8

8.1 This section of the statement briefly reviews the adopted development plan, the most

recently produced Strategic Housing Market Assessment (SHMA) for Ribble Valley

Borough Council (RVBC) to determine affordable housing needs. It then identifies past

delivery and goes on to compare the identified affordable housing needs against the

delivery performance the authority. Whilst none of the appeals are located within the

administrative area the Longbridge site (Appeal F) is located on the edge of the

boundary.

Development Plan

8.2 The statutory development plan for Ribble Valley is made up of the Ribble Valley Core

Strategy 2008-2028 (December 2014), the Housing and Economic Development –

Development Plan Document (adopted October 2019) and the Longridge

Neighbourhood Plan (made February 2019).

8.3 Policy H3 (Affordable Housing) of the Core Strategy requires 30% on site affordable

housing provision on sites of 10 or more dwellings located within the settlement

boundaries of Clitheroe and Longridge. This threshold is lowered to 5 of more units for

the reminder of the Borough.

8.4 In respect of monitoring, the table in chapter 11 highlights that the council has set a

target of 75 new affordable homes per year over the plan period. The table also sets

out that the monitoring indicator for this target will be:

‘The number of new build affordable units completed in the borough as well as number

of Landlord Tenant Grants provided, number of Purchase and Repair schemes,

Tenancy Protection schemes and no of empty properties brought back into use.’

Affordable Housing Needs Evidence Base for Ribble Valley

8.5 The most recently produced SHMA for the RVBC administrative area is the Ribble

Valley Borough Council Strategic Housing Market Assessment (2013).
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8.6 The SHMA was published in August 2013 and covers the period 2013 to 2018. The

2013 SHMA is the only update produced to the 2008 SHMA which provided the

evidence base for the adopted Core Strategy (2014).

8.7 The 2013 SHMA finds a net annual need for 404 new affordable homes per annum,

equivalent to 2,020 dwellings over the five-year period. This is based on the

assumption that no more than 25% of gross incomes are being spent on rent.

8.8 It is important to highlight this assessment of need has not been tested at Examination

in Public and should therefore be treated with caution.

Past affordable housing delivery in for Ribble Valley compared to identified

needs

8.9 Figure 8.1 illustrates that since the start of the 2013 SHMA period in 2013, a total of

564 gross affordable homes have been completed in the Ribble Valley administrative

area. This is equivalent to just 81 affordable homes per annum.

Figure 8.1: Net affordable housing delivery since the start of the 2013 SHMA period in

2013/14

Monitoring
Period

Overall Housing
Completions

(Net)

Affordable Housing
Completions

(Gross)

Affordable Housing
as a %age of Overall

Housing

2013/14 183 50 27%

2014/15 345 45 13%

2015/16 300 90 30%

2016/17 390 104 27%

2017/18 400 70 18%

2018/19 412 111 27%

2019/20 559 94 17%

Total 2,589 564 22%

Source: Authority Monitoring Report (2020)

8.10 It should be noted that the 564 completions figure in a gross figure insofar as it does

not take account of losses to affordable housing stock through the right to buy. As such

this figure does not represent a true picture of actual delivery and should be considered

a maximum.

8.11 Figure 8.2 illustrates affordable housing delivery compared to objectively assessed

housing needs over the five-year 2013 SHMA period between 2013/14 and 2017/18.
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Figure 8.2: Gross affordable housing delivery compared identified needs in the 2013

SHMA

Monitoring
Period

2013 SHMA
Affordable

Housing Needs
Per Annum (Net)

Affordable
Housing

Completions
(Gross)

Shortfall
Cumulative

Shortfall

2013/14 404 50 -354 -354

2014/15 404 45 -359 -713

2015/16 404 90 -314 -1,027

2016/17 404 104 -300 -1,327

2018/19 404 70 -334 -1,661

Total 2,020 359 -1,661

Source: Authority Monitoring Report (2020), 2013 SHMA

8.12 When the 2013 SHMAs target of 404 net affordable homes per annum is considered

against annual completions between 2013/14 and 2017/18, there has been a chronic

shortfall in delivery of some -1,661 affordable homes, representing an 82% shortfall in

affordable housing delivery.

Conclusions on Affordable Housing Needs and Past Delivery

8.13 The above evidence demonstrates that across Ribble Valley administrative area the

councils’ performance in delivering affordable housing falls significantly short of meet

the needs residents.

8.14 When comparative analysis is undertaken with affordable housing delivery since the

base date of the 2013 SHMA and the affordable housing needs identified by the SHMA,

a shortfall of -1,661 affordable homes accumulated over the five-year period between

2013/14 and 2017/18.
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Affordability Indicators in Ribble Valley

Section 9

9.1 This section of the statement reviews the affordability indicators for the RVBC

administrative area from the start of the 2013 SHMA period in 2013/14.

Ribble Valley Housing Register

9.2 At 31 March 2020 there were a total of 863 households on the Council’s Housing

Register. Figure 9.1 provides a comparative analysis of the number of households on

the Housing Register and gross affordable housing delivery in the Borough since 1

April 201319 up to 31 March 2020.

Figure 9.1: Number of Households on the Housing Register Compared with Gross

Affordable Housing Delivery

Source: Authority Monitoring Report (2020) and MHCLG Live Table 600

9.3 As Figure 9.1 clearly illustrates, affordable housing delivery has failed to keep pace

with identified need on the housing register. As in Preston, affordable housing delivery

is manifestly failing to address needs across the Ribble Valley administrative area.

19 Start of 2013 SHMA period
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Private Rental Market in Ribble Valley

9.4 The average lower quartile monthly rent in Ribble Valley in 2019/20 was £54020 pcm.

This represents a 9% increase from the figure reported in 2013/14 where average

lower quartile monthly rents stood at £49521 pcm.

Average House Prices in Ribble Valley

9.5 The 2019/2022 Home Truths report (Appendix JS11) for the North West reported that

the ratio of average house prices to average incomes in Ribble Valley stood at 8.0 in

2018/19. This means that average house prices in Ribble Valley are eight times

average incomes.

9.6 The NHF also reported that in 2018/19 an income of £57,467 per annum would be

required in order to obtain an 80% mortgage23 in Ribble Valley. By comparison the

average annual earnings in Ribble Valley in 2018/19 were £31,64724. In terms of house

prices themselves, the NHF reported that the average house price within Ribble Valley

in 2018/19 was £251,416.

Market Conditions in Ribble Valley

9.7 Figure 9.2 illustrates the median house sale prices for Ribble Valley and demonstrates

that they have increased by 28% in the period between the start of the 2013 SHMA

period in 2013/14 and 2019/20 from £184,995 to £236,995.

20 ONS
21 VOA
22 Covering the period 2018/19
23 Based on 3.5 x income multiples
24 Based on Valuation Office Agency data
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Figure 9.2: Median House Price Comparison (2013/14 to 2019/20)

Source: ONS Dataset 9. Median price paid for administrative geographies

Conclusions on Affordability Indicators

9.8 Analysis of market signals is critical in understanding the affordability of housing. It is

my opinion that there is an acute housing crisis across the Ribble Valley Council

administrative area, with an average house price to average income ratio of eight.
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Whittingham Affordability Profile

Section 10

Introduction

10.1 This chapter considers a range of affordability issues and indicators relevant to

Whittingham Civil Parish and Preston Rural East Ward wherein the parish lies.

10.2 Appeals A, B and F lie wholly within the Whittingham parish boundary whilst appeals

E and G lie partly within the parish boundary.

Market Conditions

10.3 Figure 10.1 illustrates the median house sale prices in Preston City and Preston Rural

East Ward, demonstrating that both have increased since the start of the 2009 SHMA

period in 2009/10.

Figure 10.1: Median House Price Comparison

Source: ONS Dataset 9. Median price paid for administrative geographies; and ONS Dataset 37. Median price paid by

ward

10.4 The median house price in Preston Rural East Ward has risen by 21% from £210,000

to £255,000 since 2009/10. In the 2019/20 period median house prices in Preston

Rural East Ward were 70% higher than in Preston City where the figure stood at

£150,000.
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10.5 Data taken from Zoopla25 indicates that the average price paid for a home in

Whittingham over the past 12 months ranged from £167,000 for a semi-detached

property and £272,500 for a detached property. There were no sales of terraced

properties in the last 12 months.

10.6 Figure 10.2 illustrates that average property prices in Whittingham, whilst lower than

the national average, have broadly increased at the same rate.

Figure 10.2: Average Property Prices in Whittingham Compared to UK Average (2016

to 2020)

Source: https://www.zoopla.co.uk/market/lancashire/whittingham/?q=Whittingham%2C%20Lancashire [Accessed:

26 February 2021]

Tenure Profile in Preston, Preston Rural East Ward and Whittingham Parish

10.7 Figure 10.3 illustrates the breakdown of tenures within Preston, Preston Rural East

Ward and Whittingham Parish compared with that nationally at the time of the 2011

Census. Owner occupation by far represents the largest tenure typology within the

Preston with 60.6% of households owned (outright or with a mortgage).

25 https://www.zoopla.co.uk/market/lancashire/whittingham/?q=Whittingham%2C%20Lancashire [Accessed: 26 February 2021]

https://www.zoopla.co.uk/market/lancashire/whittingham/?q=Whittingham%2C%20Lancashire
https://www.zoopla.co.uk/market/lancashire/whittingham/?q=Whittingham%2C%20Lancashire
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Figure 10.3: Tenure Preston, Preston Rural East Ward and Whittingham Parish

Source: 2011 Census

10.8 The data shows that, by comparison to the national average, there are a larger

percentage of owner occupiers in Preston, Preston Rural East Ward and Whittingham

Parish and a lower proportion of rented tenures available. This is particularly evident

in Whittingham Parish where 90.6% of homes are owner occupied compared to 60.6%

across Preston, 0.4% are affordable/social rent compared to 19.2% across Preston

and only 0.4% are shared ownership compared to 0.7% across Preston.

10.9 The importance of the analysis of such data was acknowledged in Inspectors Drew

appeal decision concerning Cornerways, Twyning in Tewkesbury (CD HB8) where in

considering affordable housing provision through the appeal scheme, he stated that:

“The significance of this scheme in meeting the needs of different groups in the

Borough, as required by paragraph 50 of the Framework, is underlined by the stark

figure that this scheme alone would result in a 100% increase in shared ownership

properties in the Parish of Twyning, as well as a 27% increase in social rented

properties. Those figures are a powerful illustration of the extent to which the proposed

development would contribute to creating a more mixed and balanced community,

which is a key Government objective” (paragraph 65).

Housing Register Preferences in Whittingham Civil Parish

10.10 The Councils FOI response (Appendix JS1a) indicates that of the 1,332 households

on the Council’s Housing Register waiting list at 1 April 2020, just three households

had specified Whittingham as their preferred choice of location.
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10.11 CGA have however noted that they struggle to understand how the council has this

information and how it is considered reliable (Appendix JS6). CGA believe that the

data has been pulled from the first choice of area on the application via Select Move.

The information isn’t reliable, as it is not a mandatory question.

10.12 Additionally, due to the very low number of properties in the area, applicants are

unlikely to select these areas. They are more likely to select an area where they have

a better chance of securing a home. The difficulty is that there have been no lettings

in the last two years (see paragraph 10.14 below), so there will be no relevant data

about the level of interest.

Social Housing Stock and Lettings in Whittingham Civil Parish

10.13 The FOI request submitted to the council on 15 January 2021 sought the number of

social housing dwelling stock at 1st April 2020 within Whittingham Civil Parish.

Unfortunately the council’s response dated 4 March 2021 did not provide any data

instead stating that the data was not held (Appendix JS1a).

10.14 In respect of social housing lettings, the councils FOI response indicates that across

the 2018/19 and 2019/20 monitoring periods there were no social housing lettings in

Whittingham Civil Parish. Furthermore CGA have noted that they do not have any

social housing stock in Whittingham (Appendix JS6).

10.15 Additionally, Places for People have recently let 13 homes in Longridge (Whittingham

Parish) (Appendix JS6). Figure 10.4 below shows the number of bids for each

property and the average wait time for the applicants. These wait times are

considerably lower than the norm because priority was given to higher bands, which

by definition are more likely to be successful with their bid and, therefore, have shorter

wait times. More than 200 bids on a three-bed property suggests there are far more

than three people wanting to live in Whittingham as stated by the council.

Figure 10.4: Average Number of Bids Per Property

Size of Affordable
Property

Bids
Waiting times

1-bed 95 5 months

2-bed 196 5 months

3-bed 229 21 months

Source: Community Gateway Association
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Delivery in Whittingham Civil Parish

10.16 The Council’s FOI response received on 4 March 2021 (Appendix JS1a) stated that

there was ‘No data held’ in respect of the number of affordable housing completions

across Whittingham Civil Parish between 2000/01 and 2019/20.

10.17 Further clarification was sought to understand whether ‘No data held’ meant that there

were no affordable housing completions in Whittingham between 2000/01 and 2019/20

or that affordable housing completions for the parish had not been recorded and were

therefore ‘unknown’.

10.18 The Council provided clarification on 9 March 2021 (Appendix JS1a) highlighting that

affordable housing completions for the parish were ‘unknown’. As a result we are

unable to provide any analysis of past affordable housing delivery in Whittingham Civil

Parish.

Summary

10.19 The latest median house price in Preston Rural East Ward has risen by 21% from

£210,000 to £255,000 since 2009/10. In the 2019/20 period median house prices in

Preston Rural East Ward were 70% higher than in Preston City where the figure stood

at £150,000.

10.20 The data shows that, by comparison to the national average, there are a larger

percentage of owner occupiers in Preston Rural East Ward and Whittingham Parish

and a lower proportion of rented tenures available.

10.21 Within Preston, Preston Rural East Ward and Whittingham Parish the appeal

proposals would make a substantial contribution towards broadening the type and mix

of dwellings, including the provision much needed affordable homes, contributing

substantially towards addressing the persistent shortfalls in affordable housing

delivery.

10.22 In light of the above the affordable homes to be provided as part of the appeal

proposals should be afforded substantial weight in the determination of these

appeals.
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Goosnargh Affordability Profile

Section 11

Introduction

11.1 This chapter considers a range of affordability issues and indicators relevant to

Goosnargh Civil Parish and Preston Rural North Ward wherein the parish lies.

11.2 Appeals C and D lie wholly within the Goosnargh parish boundary whilst appeals E

and G lie partly within the parish boundary.

Market Conditions

11.3 Figure 11.1 illustrates the median house sale prices in Preston City and Preston Rural

North Ward, demonstrating that both have increased dramatically since the start of the

2009 SHMA period in 2009/10.

Figure 11.1: Median House Price Comparison

Source: ONS Dataset 9. Median price paid for administrative geographies; and ONS Dataset 37. Median price paid by

ward

11.4 The median house price in Preston Rural North Ward has fallen by 6% from £272,875

to £255,995 since 2009/10. Despite this, in the 2019/20 period median house prices in

Preston Rural North Ward were 71% higher than in Preston City where the figure stood

at £150,000.
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11.5 Data taken from Zoopla26 indicates that the average price paid for a home in

Goosnargh over the past 12 months ranged from £213,333 for a semi-detached

property and £472,500 for a detached property. There were no sales of terraced

properties in the last 12 months.

11.6 Figure 11.2 illustrates that average property prices in Goosnargh, have consistently

outstripped the national average, but broadly increased at the same rate.

Figure 11.2 Average Property Prices in Goosnargh Compared to UK Average (2016 to

2020)

Source: https://www.zoopla.co.uk/market/goosnargh/?q=Goosnargh%2C%20Lancashire [Accessed: 26 February

2021]

Tenure Profile in Preston, Preston Rural North Ward and Goosnargh Parish

11.7 Figure 11.3 illustrates the breakdown of tenures within Preston, Preston Rural North

Ward and Goosnargh Parish compared with that nationally at the time of the 2011

Census. Owner occupation by far represents the largest tenure typology within the

Preston with 60.6% of households owned (outright or with a mortgage).

26 https://www.zoopla.co.uk/market/goosnargh/?q=Goosnargh%2C%20Lancashire [Accessed: 26 February 2021]

https://www.zoopla.co.uk/market/goosnargh/?q=Goosnargh%2C%20Lancashire
https://www.zoopla.co.uk/market/goosnargh/?q=Goosnargh%2C%20Lancashire
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Figure 11.3: Tenure Preston, Preston Rural North Ward and Goosnargh Parish

Source: 2011 Census

11.8 The data shows that, by comparison to the national average, there are a larger

percentage of owner occupiers in Preston, Preston Rural East Ward and Goosnargh

Parish and a lower proportion of rented tenures available. This is particularly evident

in Goosnargh Parish where 86.2% of homes are owner occupied compared to 60.6%

across Preston, 2.1% are affordable/social rent compared to 19.2% across Preston

and only 0.2% are shared ownership compared to 0.7% across Preston.

Housing Register Preferences in Goosnargh Civil Parish

11.9 The Councils FOI response (Appendix JS1a) indicates that of the 1,332 households

on the Council’s Housing Register waiting list at 1 April 2020, just one household had

specified Goosnargh as their preferred choice of location.

11.10 CGA have however noted that they struggle to understand how the council has this

information and how it is considered reliable (Appendix JS6). CGA believe that the

data has been pulled from the first choice of area on the application via Select Move.

The information isn’t reliable, as it is not a mandatory question.

11.11 Additionally, due to the very low number of properties in the area, applicants are

unlikely to select these areas. They are more likely to select an area where they have

a better chance of securing a home. When CGA want to understand need and demand

for a new development, they put a dummy property on Select Move and see how much

interest they get. See paragraph 11.16 to 11.17 below in respect dummy property bids

in Goosnargh.
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Social Housing Stock and Lettings in Goosnargh Civil Parish

11.12 The FOI request submitted to the council on 15 January 2021 sought the number of

social housing dwelling stock at 1st April 2020 within Goosnargh Civil Parish.

Unfortunately the council’s response dated 4 March 2021 did not provide any data

instead stating that the data was not held (Appendix JS1a).

11.13 In respect of social housing lettings, the councils FOI response indicates that across

the 2018/19 monitoring period there were just four social housing lettings in Goosnargh

Civil parish. Over the 2019/20 monitoring period there were no social housing lettings

in Goosnargh Civil Parish.

11.14 CGA have noted that in terms of social housing stock they only have four three-

bedroom houses in Goosnargh (Appendix JS6) and that the last letting they made in

Goosnargh was a three-bedroom house in 2013.

11.15 In order to understand the interest in homes in Goosnargh CGA added two dummy

properties to Select Move in 2019. The first of which being a two-bedroom house which

received 26 bid and the second being a three-bedroom house which received 30 bids.

11.16 At the time, applicants were limited to five bids per cycle, so many will have not wanted

to waste a bid on a dummy property. Many people will not have bid because it was a

dummy. Since then, the number of people on the register has increased. As a result,

the real demand and need will be much higher than these figures suggest.

Past Affordable Housing Delivery in Goosnargh Civil Parish

11.17 The Council’s FOI response received on 4 March 2021 (Appendix JS1a) stated that

there was ‘No data held’ in respect of the number of affordable housing completions

across Goosnargh Civil Parish between 2000/01 and 2019/20.

11.18 Further clarification was sought to understand whether ‘No data held’ meant that there

were no affordable housing completions in Goosnargh between 2000/01 and 2019/20

or that affordable housing completions for the parish had not been recorded and were

therefore ‘unknown’.

11.19 The Council provided clarification on 9 March 2021 (Appendix JS1a) highlighting that

affordable housing completions for the parish were ‘unknown’. As a result we are

unable to provide any analysis of past affordable housing delivery in Goosnargh Civil

Parish.



Goosnargh Affordability Profile 57

Summary

11.20 The latest median house price in Preston Rural North Ward has fallen by 6% from

£272,875 to £255,995 since 2009/10. Despite this, in the 2019/20 period median house

prices in Preston Rural North Ward were 71% higher than in Preston City where the

figure stood at £150,000.

11.21 The data shows that, by comparison to the national average, there are a larger

percentage of owner occupiers in Preston Rural North Ward and Goosnargh Parish

and a lower proportion of rented tenures available.

11.22 Within Preston, Preston Rural North Ward and Goosnargh Parish the appeal proposals

would make a substantial contribution towards broadening the type and mix of

dwellings, including the provision much needed affordable homes, contributing

substantially towards addressing the persistent shortfalls in affordable housing

delivery.

11.23 In light of the above the affordable homes to be provided as part of the appeal

proposals should be afforded substantial weight in the determination of these

appeals.
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Longridge Affordability Profile

Section 12

Introduction

12.1 This chapter considers a range of affordability issues and indicators relevant to

Longridge Civil Parish and Alston and Hothersall Ward wherein the parish lies.

12.2 Appeal F adjoins Longridge Parish which is situated in the Ribble Valley Borough

Council administrative area.

Market Conditions

12.3 Figure 12.1 illustrates the median house sale prices in Ribble Valley and Alston and

Hothersall, demonstrating that both have increased dramatically since the start of the

2013 SHMA period in 2013/14.

Figure 12.1: Median House Price Comparison

Source: ONS Dataset 9. Median price paid for administrative geographies; and ONS Dataset 37. Median price paid by

ward

12.4 The median house price in Alston and Hothersall Ward has increased by 19% from

£168,000 to £199,750 since 2013/14. In the 2019/20 period median house prices in

Alston and Hothersall Ward were 18% lower than in Ribble Valley where the figure

stood at £236,995.
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12.5 Data taken from Zoopla27 indicates that the average price paid for a home in Longridge

over the past 12 months ranged from £129,940 for a terraced property, £167,611 for a

semi-detached property and £251,549 for a detached property.

12.6 Figure 12.2 illustrates that average property prices in Longridge are lower than the

national average, but have broadly increased at the same rate.

Figure 12.2 Average Property Prices in Longridge Compared to UK Average (2016 to

2020)

Source:https://www.zoopla.co.uk/market/lancashire/longridge/?q=Longridge%2C%20Lancashire [Accessed: 09

March 2021]

Tenure Profile in Ribble Valley, Alston and Hothersall Ward and Longridge

Parish

12.7 Figure 12.3 illustrates the breakdown of tenures within Ribble Valley, Alston and

Hothersall Ward and Longridge Parish compared with that nationally at the time of the

2011 Census. Owner occupation by far represents the largest tenure typology within

the Preston with 60.6% of households owned (outright or with a mortgage).

27 https://www.zoopla.co.uk/market/lancashire/longridge/?q=Longridge%2C%20Lancashire [Accessed: 09 March 2021]

https://www.zoopla.co.uk/market/lancashire/longridge/?q=Longridge%2C%20Lancashire
https://www.zoopla.co.uk/market/lancashire/longridge/?q=Longridge%2C%20Lancashire
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Figure 12.3: Tenure Ribble Valley, Alston and Hothersall Ward and Longridge Parish

Source: 2011 Census

12.8 The data shows that, by comparison to the national average, there are a larger

percentage of owner occupiers in Ribble Valley, Alston and Hothersall Ward and

Longridge Parish and a lower proportion of rented tenures available.

Summary

12.9 The latest median house price in Alston and Hothersall Ward has increased by 19%

from £168,000 to £199,750 since 2013/14. In the 2019/20 period median house prices

in Alston and Hothersall Ward were 18% lower than in Ribble Valley where the figure

stood at £236,995.

12.10 The data shows that, by comparison to the national average, there are a larger

percentage of owner occupiers in Ribble Valley, Alston and Hothersall Ward and

Longridge Parish and a lower proportion of rented tenures available.

12.11 Within Ribble Valley, Alston and Hothersall Ward and Longridge Parish the appeal

proposals would make a substantial contribution towards broadening the type and mix

of dwellings, including the provision much needed affordable homes, contributing

substantially towards addressing the persistent shortfalls in affordable housing

delivery.

12.12 In light of the above the affordable homes to be provided as part of the appeal

proposals should be afforded substantial weight in the determination of these

appeals.
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Appeal A: Affordable Housing Summary

Section 13

Introduction

13.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Appeal A (ref. 3258890) submitted

by De Pol Associates on behalf of Setantii Holdings Ltd at Goosnargh Cottage, 826

Whittingham Lane and land to the south/rear of Chingle Hall Cottage, 780-818

Whittingham Lane and Goosnargh Cottage, 826 Whittingham Lane.

Affordable Housing Offer

13.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 65 dwellings of which up to 35% (up to 22 dwellings) are to

be provided as affordable housing within the Parish of Whittingham.

13.3 This fully accords with the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through a S106 Agreement.

Councils Assessment of the Application

13.4 The application was refused on 6 March 2020 (CD AC5). The Planning Officer’s Report

to the first Planning Committee held on 6 December 2018 can be seen under CD’s

AC1 and AC2.

13.5 The report states on the first page that the application is recommended for approval

subject to (among other things) a S106 obligation being secured for providing on-site

affordable housing.

13.6 In considering affordable housing provision proposed on the site, page 9 of the report

states that:

‘The application is accompanied by a Planning & Design Statement which incorporates

an  Affordable Housing Statement which states that the application would provide 35%

on-site affordable housing, which would equate to up to 22no. dwellings. The provision

of the affordable dwellings would be secured by a Section 106 Agreement. Subject to
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this agreement, it is considered the application would accord with Policy 7 of the Core

Strategy and the Affordable Housing SPD.’ (my emphasis)

13.7 On page 19 the report goes on to note that the ‘proposal would also make an important

contribution to the supply of housing. In terms of the social objective, the proposal

would provide affordable housing on the site’.

13.8 Understanding each of these points, I do not consider that the Council sufficiently

assessed the substantial benefits, such as affordable housing, that the scheme would

achieve.

13.9 The Planning Officer’s Report to the second Planning Committee held on 13 February

2020 can be seen under CD’s AC3 and AC4.

13.10 Page 3 of the report highlights that:

‘This application was considered by the Planning Committee on 6th December 2018,

recommended for approval. At that time the application was recommended for

approval because the Council could not demonstrate a five-year supply of deliverable

housing land’

13.11 Aside from repeating comments made in the previous report, once again this report

does not attempt to consider in any detail the benefits of providing affordable housing

at the appeal site.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 35% of the scheme provided as affordable housing;

• An addition of up to 22 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profile of Whittingham, delivering a broader mix of

tenures to provide a more balanced community and to enhance its vitality;

• With the affordable homes managed by a Registered Provider;

• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.
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13.12 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.

Weight to be Afforded to the Proposed Affordable Housing

13.13 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

13.14 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

13.15 Against the scale of the short fall against all assessments of need, the provision of up

to 22 affordable homes at the appeal site should be afforded substantial weight in

the determination of this appeal.
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Appeal B: Affordable Housing Summary

Section 14

Introduction

14.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Appeal B (ref. 3258894) submitted

by De Pol Associates on behalf of Setantii Holdings Ltd at Land south of Whittingham

Lane, Goosnargh.

Affordable Housing Offer

14.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 80 dwellings of which up to 35% (up to 28 dwellings) are to

be provided as affordable housing within the Parish of Whittingham.

14.3 This fully accords with the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through a S106 Agreement.

Councils Assessment of the Application

14.4 The application was refused on 6 March 2020 (CD BC5). The Planning Officer’s Report

to the first Planning Committee held on 5 September 2019 can be seen under CD’s

BC1 and BC2.

14.5 The report states on the first page that the application is recommended for approval

subject to (among other things) a S106 obligation being secured for providing on-site

affordable housing.

14.6 In considering affordable housing provision proposed on the site, page 9 of the report

states that:

‘The application is accompanied by a Planning Statement which incorporates an

Affordable Housing Statement which states that the application would provide 35% on-

site affordable housing, which would equate to up to 28no. dwellings. The provision of

the affordable dwellings would be secured by a Section 106 Agreement. Subject to this

agreement, it is considered the application would accord with Policy 7 of the Core

Strategy and the Affordable Housing SPD.’ (my emphasis)
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14.7 On page 17 the report goes on to note that the ‘proposal would make an important

contribution to the supply of housing, providing market and affordable housing on the

site, in accordance with the policy requirement.

14.8 Understanding each of these points, I do not consider that the Council sufficiently

assessed the substantial benefits, such as affordable housing, that the scheme would

achieve.

14.9 The Planning Officer’s Report to the second Planning Committee held on 13 February

2020 can be seen under CD’s BC3 and BC4.

14.10 Page 2 of the report highlights that:

‘This application was considered by the Planning Committee on 5th September 2019,

recommended for approval. At that time the application was recommended for

approval because the Council could not demonstrate a five-year supply of deliverable

housing land’

14.11 Aside from repeating comments made in the previous report, once again this report

does not attempt to consider in any detail the benefits of providing affordable housing

at the appeal site.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 35% of the scheme provided as affordable housing;

• An addition of up to 28 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profile of Whittingham, delivering a broader mix of

tenures to provide a more balanced community and to enhance its vitality;

• With the affordable homes managed by a Registered Provider;

• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.

14.12 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.
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Weight to be Afforded to the Proposed Affordable Housing

14.13 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

14.14 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

14.15 Against the scale of the short fall against all assessments of need, the provision of up

to 28 affordable homes at the appeal site should be afforded substantial weight in

the determination of this appeal.
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Appeal C: Affordable Housing Summary

Section 15

Introduction

15.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Appeal C (ref. 3258896) submitted

by Emery Planning on behalf of Mr Wells at Land at Swainson Farm, Goosnargh Lane,

Goosnargh.

Affordable Housing Offer

15.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 40 dwellings of which up to 35% (up to 14 dwellings) are to

be provided as affordable housing within the Parish of Goosnargh.

15.3 This fully accords with the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through S106 Agreement.

Councils Assessment of the Application

15.4 The application was refused on 6 March 2020 (CD CC5). The Planning Officer’s Report

to the first Planning Committee held on 7 November 2019 can be seen under CD’s

CC1 and CC2.

15.5 The report states on the first page that the application is recommended for approval

subject to (among other things) a S106 obligation being secured for providing on-site

affordable housing.

15.6 In considering affordable housing provision proposed on the site, page 9 of the report

states that:

15.7 ‘The application is accompanied by a Planning Statement which incorporates an

Affordable Housing Statement which states that the application would provide 35% on-

site affordable housing, which would equate to up to 14no. dwellings if all 40no.

dwellings came forward at reserved matters stage. In respect of tenure mix, the

applicant has confirmed that 70% of the affordable dwellings would be social rented in

accordance with the SPD. The provision of the affordable dwellings would be secured
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by a Section 106 Obligation. Subject to this obligation, it is considered the application

would accord with Policy 7 of the Core Strategy and the Affordable Housing SPD.’ (my

emphasis)

15.8 On page 18 the report goes on to note that ‘the proposal would make an important

contribution to the supply of housing, providing market and affordable housing on the

site, in accordance with the policy requirement.’ (my emphasis)

15.9 Understanding each of these points, I do not consider that the Council sufficiently

assessed the substantial benefits, such as affordable housing, that the scheme would

achieve.

15.10 The Planning Officer’s Report to the second Planning Committee held on 13 February

2020 can be seen under CD’s CC3 and CC4.

15.11 Page 3 of the report highlights that:

‘This application was considered by the Planning Committee on 7th November 2019,

recommended for approval. At that time the application was recommended for

approval because the Council could not demonstrate a five-year supply of deliverable

housing land’

15.12 Aside from repeating comments made in the previous report, once again this report

does not attempt to consider in any detail the benefits of providing affordable housing

at the appeal site.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 35% of the scheme provided as affordable housing;

• An addition of up to 14 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profile of Goosnargh, delivering a broader mix of

tenures to provide a more balanced community and to enhance its vitality;

• With the affordable homes managed by a Registered Provider;

• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.
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15.13 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.

Weight to be Afforded to the Proposed Affordable Housing

15.14 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

15.15 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

15.16 Against the scale of the short fall against all assessments of need, the provision of up

to 14 affordable homes at the appeal site should be afforded substantial weight in

the determination of this appeal.
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Appeal D: Affordable Housing Summary

Section 16

Introduction

16.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Appeal D (ref. 3258898) submitted

by Emery Planning on behalf of Mr Wells at Land north east of Swainson Farm,

Goosnargh Lane, Goosnargh.

Affordable Housing Offer

16.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 87 dwellings of which up to 35% (up to 30 dwellings) are to

be provided as affordable housing within the Parish of Goosnargh.

16.3 This fully accords with the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through a S106 Agreement.

Councils Assessment of the Application

16.4 The application was refused on 6 March 2020 (CD DC5). The Planning Officer’s Report

to the first Planning Committee held on 7 November 2019 can be seen under CD’s

DC1 and DC2.

16.5 The report states on the first page that the application is recommended for approval

subject to (among other things) a S106 obligation being secured for providing on-site

affordable housing.

16.6 In considering affordable housing provision proposed on the site, page 9 of the report

states that:

16.7 ‘The application is accompanied by a Planning Statement which incorporates an

Affordable Housing Statement which states that the application would provide 35% on-

site affordable housing, which would equate to up to 30no. dwellings if all 87no.

dwellings came forward at reserved matters stage. In respect of tenure mix, the

applicant has confirmed that 70% of the affordable dwellings would be social rented in

accordance with the SPD. The provision of the affordable dwellings would be secured
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by a Section 106 Obligation. Subject to this Obligation, it is considered the application

would accord with Policy 7 of the Core Strategy and the Affordable Housing SPD.’ (my

emphasis)

16.8 On page 18 the report goes on to note that ‘Subject to securing a Section 106

Obligation, the development would contribute towards provision of school places,

provision of affordable housing on-site, provide a financial contribution towards a new

direct bus route between the village and the city centre and secure the future

management and maintenance of the on-site open space.’ (my emphasis)

16.9 Understanding each of these points, I do not consider that the Council sufficiently

assessed the substantial benefits, such as affordable housing, that the scheme would

achieve.

16.10 The Planning Officer’s Report to the second Planning Committee held on 13 February

2020 can be seen under CD’s DC3 and DC4.

16.11 Page 3 of the report highlights that:

‘This application was considered by the Planning Committee on 7th November 2019,

recommended for approval. At that time the application was recommended for

approval because the Council could not demonstrate a five-year supply of deliverable

housing land’

16.12 Aside from repeating comments made in the previous report, once again this report

does not attempt to consider in any detail the benefits of providing affordable housing

at the appeal site.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 35% of the scheme provided as affordable housing;

• An addition of up to 30 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profile of Goosnargh, delivering a broader mix of

tenures to provide a more balanced community and to enhance its vitality;

• With the affordable homes managed by a Registered Provider;
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• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.

16.13 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.

Weight to be Afforded to the Proposed Affordable Housing

16.14 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

16.15 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

16.16 Against the scale of the short fall against all assessments of need, the provision of up

to 30 affordable homes at the appeal site should be afforded substantial weight in

the determination of this appeal.
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Appeal E: Affordable Housing Summary

Section 17

Introduction

17.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Appeal E (ref. 3258912) submitted

by Shoosmiths on behalf of Mr Gornall and the Community Gateway Association at

Bushells Farm, Mill Lane, Goosnargh.

Affordable Housing Offer

17.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 140 dwellings of which up to 45% (up to 63 dwellings) are

to be provided as affordable housing within the Parishes of Goosnargh and

Whittingham.

17.3 This exceeds by 10% the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through a S106 Agreement.

Councils Assessment of the Application

17.4 The application was refused on 6 March 2020 (CD EC5). The Planning Officer’s Report

to the first Planning Committee held on 10 January 2019 can be seen under CD’s EC1

and EC2.

17.5 The report states on the first page that the application is recommended for approval

subject to (among other things) a S106 obligation being secured for providing on-site

affordable housing.

17.6 In considering affordable housing provision proposed on the site, page 9 of the report

states that:

17.7 ‘The application is supported by a Planning Statement which incorporates an

Affordable Housing Statement, stating that the application would provide 45% on-site

affordable housing, which would equate to up to 63no. dwellings. The development

would provide a greater affordable housing provision than the policy requirement. The

type, tenure and delivery of the affordable housing would be secured by means of a
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planning condition. It is therefore considered that the application complies with the

Affordable Housing SPD and Policy 7 of the Core Strategy.’ (my emphasis)

17.8 On page 22 the report goes on to note that ‘In terms of the social objective, the proposal

would provide affordable housing on the site, in excess of the policy requirement.’’ (my

emphasis)

17.9 Understanding each of these points, I do not consider that the Council sufficiently

assessed the substantial benefits, such as affordable housing, that the scheme would

achieve.

17.10 The Planning Officer’s Report to the second Planning Committee held on 13 February

2020 can be seen under CD’s EC3 and EC4.

17.11 Page 3 of the report highlights that:

‘This application was considered by the Planning Committee on 10th January 2019,

recommended for approval. At that time the application was recommended for

approval because the Council could not demonstrate a five-year supply of deliverable

housing land’

17.12 Aside from repeating comments made in the previous report, once again this report

does not attempt to consider in any detail the benefits of providing affordable housing

at the appeal site.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 45% of the scheme provided as affordable housing;

• An addition of up to 63 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profiles of Goosnargh and Whittingham, delivering

a broader mix of tenures to provide a more balanced community and to enhance

its vitality;

• With the affordable homes managed by a Registered Provider;

• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.
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17.13 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.

Weight to be Afforded to the Proposed Affordable Housing

17.14 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

17.15 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

17.16 Against the scale of the short fall against all assessments of need, the provision of up

to 63 affordable homes at the appeal site should be afforded substantial weight to

the policy compliant element in the determination of this appeal.
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Appeal F: Affordable Housing Summary

Section 18

Introduction

18.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Appeal F (ref. 3257357) submitted

by PWA Planning on behalf of the Community Gateway Association at Old Rib Farm,

Halfpenny Lane, Longridge.

Affordable Housing Offer

18.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 45 dwellings of which up to 35% (up to 16 dwellings) are to

be provided as affordable housing within the Parish of Whittingham.

18.3 This fully accords with the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through a S106 Agreement.

18.4 It should be noted that this site adjoins Longridge Parish which is situated in the Ribble

Valley Borough Council administrative area.

Councils Assessment of the Application

18.5 The application was refused on 7 February 2020 (CD FC5). The Planning Officer’s

Report to the first Planning Committee held on 8 August 2019 can be seen under CD’s

FC1 and FC2.

18.6 The report states on the first page that the application is recommended for approval

subject to (among other things) a S106 obligation being secured for providing on-site

affordable housing.

18.7 In considering affordable housing provision proposed on the site, page 9 of the report

states that:

18.8 ‘The applicant has provided a statement which confirms that 35% of the proposed

dwellings would be provided on an affordable basis. The development would provide

an affordable housing provision in accordance with the policy requirement. The type,

tenure and delivery of the affordable housing would be secured by means of a planning
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obligation. It is therefore considered that the application complies with the Affordable

Housing SPD and Policy 7 of the Core Strategy.’ (my emphasis)

18.9 On page 19 the report goes on to note that ‘the proposal would make an important

contribution to the supply of housing, providing market and affordable housing on the

site, in accordance with the policy requirement’’ (my emphasis)

18.10 Understanding each of these points, I do not consider that the Council sufficiently

assessed the substantial benefits, such as affordable housing, that the scheme would

achieve.

18.11 The Planning Officer’s Report to the second Planning Committee held on 6 February

2020 can be seen under CD’s FC3 and FC4.

18.12 Page 3 of the report highlights that:

‘Prior to the Planning Committee resolving to defer the application, officers had

recommended the application for approval because the Council could not demonstrate

a five year supply of deliverable housing land.’

18.13 Aside from repeating comments made in the previous report, once again this report

does not attempt to consider in any detail the benefits of providing affordable housing

at the appeal site.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 35% of the scheme provided as affordable housing;

• An addition of up to 16 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profile of Whittingham, delivering a broader mix of

tenures to provide a more balanced community and to enhance its vitality;

• With the affordable homes managed by a Registered Provider;

• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.
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18.14 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.

Weight to be Afforded to the Proposed Affordable Housing

18.15 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

18.16 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

18.17 Against the scale of the short fall against all assessments of need, the provision of up

to 16 affordable homes at the appeal site should be afforded substantial weight in

the determination of this appeal.
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Appeal G: Affordable Housing Summary

Section 19

Introduction

19.1 This section of the proof summarises the affordable housing provision offered and

weight to be afforded to such provision in respect of Bushells Farm, Mill Lane,

Goosnargh at Whittingham Lane, Goosnargh.

Affordable Housing Offer

19.2 The appeal proposals are situated in the Preston City Council administrative area and

seeks permission for up to 145 dwellings of which up to 35% (up to 51 dwellings) are

to be provided as affordable housing within the Parishes of Goosnargh and

Whittingham.

19.3 This fully accords with the requirements of Policy 7 of the Central Lancashire Core

Strategy (2012) which seeks 35% provision in rural areas. This level of provision is to

be secured through a S106 Agreement.

Councils Assessment of the Application

19.4 The application was refused on 12 January 2021 (CD GC3). The Director of

Development and Housing to the Planning Committee held on 7 January 2021 can be

seen under CD’s GC1 and GC2.

19.5 In considering affordable housing provision proposed on the site, page 12 of the report

states that:

‘The application is accompanied by a Planning Statement which incorporates an

Affordable Housing Statement which states that the application would provide 35% on-

site affordable housing, which would equate to up to 51no. dwellings. Should planning

permission be granted, the provision of the affordable dwellings would be secured by

a Section 106 Obligation. Subject to this agreement, it is considered the application

would accord with Policy 7 of the Core Strategy and the Affordable Housing SPD.’ (my

emphasis)

19.6 The report makes no other substantive comments in respect of affordable housing

provision at the appeal site.
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19.7 I do not consider that the Council sufficiently assessed the substantial benefits, such

as affordable housing, that the scheme would achieve.

Affordable Housing Benefits of the Appeal Proposals

The affordable housing benefits of the appeal scheme are:

• 35% of the scheme provided as affordable housing;

• An addition of up to 51 affordable homes;

• A deliverable scheme which provides much needed affordable homes;

• In a sustainable location;

• Addressing the polarised tenure profiles of Goosnargh and Whittingham, delivering

a broader mix of tenures to provide a more balanced community and to enhance

its vitality;

• With the affordable homes managed by a Registered Provider;

• Which provide better quality affordable homes; and

• Greater security of tenure than the private rented sector.

19.8 In my opinion these benefits are substantial and an important material consideration

weighing heavily in favour of the proposal.

Weight to be Afforded to the Proposed Affordable Housing

19.9 The NPPF is clear at paragraph 31 that policies should be underpinned by relevant up-

to-date evidence which is adequate and proportionate and takes into account relevant

market signals.

19.10 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

19.11 Against the scale of the short fall against all assessments of need, the provision of up

to 51 affordable homes at the appeal site should be afforded substantial weight in

the determination of this appeal.
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The Weight to be Attributed to the Proposed

Affordable Housing Provision

Section 20

20.1 The Government attaches weight to achieving a turnaround in affordability to help meet

affordable housing needs. The revised NPPF (2019) is clear that the Government

seeks to significantly boost the supply of housing.

The Need for Affordable Housing

20.2 The National Housing Strategy sets out that a thriving housing market that offers

choice, flexibility and affordable housing is critical to our social and economic

wellbeing.

20.3 The adopted Development Plan in Preston currently comprises the Preston Local Plan

(2015), and the Central Lancashire Core Strategy (2012). The evidence clearly

highlights that within adopted policy and a range of other plans and strategies,

providing affordable housing has long been established as, and remains, a key priority

for Preston City Council.

20.4 There is an acute need for affordable homes in Preston with the 2009 SHMA, which

was tested at Examination, identifying a need for 397 net affordable homes per annum

between 2009 and 2014.

20.5 Comparative analysis of gross completions since 2009 shows that a shortfall of -2,212

affordable homes had arisen by 2014/15 alone.

20.6 Critically this is based upon gross completions which fails to take account of losses to

stock. In reality, the shortfall is likely to be considerably higher when Right to Buy,

Preserved Right to Buy and Right to Acquire sales are considered.

20.7 Even when consideration is given to the needs identified in the 2017 SHMA, (239 net

affordable homes per annum in Preston between 2014 and 2034) a shortfall of -507

affordable homes has still arisen since the base period of the SHMA in 2014.

20.8 Similarly in the two years since the start of the 2020 Housing Study period against an

identified need of 250 affordable homes per annum there is already a shortfall of some

-101 affordable dwellings.
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20.9 Given the recognised shortfalls in affordable housing across Preston, the appeal

proposals provide an affordable housing contribution which would contribute

significantly towards addressing this key corporate priority.

20.10 The Council’s record of past delivery should be viewed in the context of the fact that at

1 April 2021 there were a total of 1,332 households on the Housing Register with an

identified affordable housing need within Preston. It is important to remember that

these are real people, in real need, now.

20.11 The acute level of affordable housing need will detrimentally affect the ability of people

to lead the best lives they can. The National Housing Strategy requires urgent action

to build new homes, acknowledging the significant social consequences of failure to

do so.

20.12 In addition to the shortfall’s in delivery against the objectively assessed needs for

affordable housing identified in the SHMA’s and Housing Study, other indicators further

point to an affordability crisis across the Preston City administrative area.

20.13 Affordability across Preston has been and continues to be, in crisis. House prices and

rent levels in both the average and lower quartile segments of the market are

increasing whilst at the same time the stock of affordable homes is failing to keep pace

with the level of demand. This only serves to push buying or renting in Preston out of

the reach of more and more people.

20.14 Future delivery appears to have collapsed with just 183 homes per annum likely to

come forward for each of the next 5 years.

20.15 Analysis of market signals is critical in understanding the affordability of housing. It is

my opinion that there is an acute housing crisis in Preston, with an average house

price to average income ratio of seven.

20.16 Market signals indicate a worsening trend in affordability in Preston and within the

parishes of Goosnargh and Whittingham, and by any measure of affordability, this is a

Council in the midst of an affordable housing crisis, and one through which urgent

action must be taken to deliver more affordable homes.

20.17 This demonstrates an acute need for affordable housing in Preston and one which the

Council and decision makers need to do as much as possible to seek to address.

Indeed, they are required to do so, and proactively, by the 2019 NPPF.
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Weight to be Afforded to the Proposed Affordable Housing

20.18 The 2019 NPPF is clear at paragraph 31 that policies should be underpinned by

relevant up-to-date evidence which is adequate and proportionate and takes into

account relevant market signals

20.19 Paragraph 59 of the NPPF sets out the Governments clear objective of “significantly

boosting the supply of homes” with paragraph 60 setting out that in order to “determine

the minimum number of homes needed, strategic policies should be informed by a

local housing need assessment”. The NPPF requires local authorities at paragraph 61

to assess and reflect in planning policies the size, type and tenure of housing needed

for different groups, “including those who require affordable housing”.

20.20 The Council has failed to meet the identified needs in the 2009 SHMA, 2017 SHMA

and 2020 Housing Study every year, with shortfalls ranging from -101 to -2,212. The

evidence clearly demonstrates that there has been a persistent under delivery of

affordable homes to meet identified needs and demand across Preston.

20.21 The projected future delivery in Appendix JS8 does not appear to provide the answer

to the 1,332 households in need of an affordable home. The Current shortfall will

continue to grow over the next five years, unless more affordable homes are permitted.

20.22 Against this scale of need and poor prospects for early resolution, there can be no

doubt in my mind that the provision affordable homes across the appeal sites should

be afforded substantial weight in the determination of this appeal.

Relevant Secretary of State and Appeal Decisions

20.23 The importance of affordable housing as a material consideration has been reflected

in a number of Secretary of State (SoS) and appeal decisions. Of particular interest is

the amount of weight which has been afforded to affordable housing relative to other

material considerations. Brief summaries are included within Appendix JS13, and the

full decisions are included as Core Documents.

Overview of Secretary of State and Appeal Decisions

20.24 The decisions above emphasise the great weight which both Inspectors and the

Secretary of State have, on various occasions, attached to the provision of affordable

housing in the consideration of planning appeals.
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20.25 The decisions emphasise the great weight which both Inspectors and the Secretary of

State have, on various occasions, attached to the provision of affordable housing in

the consideration of planning appeals.

20.26 Some of the key points I would highlight from these examples are that:

• Affordable housing is an important material consideration;

• The importance of unmet need for affordable housing being met immediately;

• Planning Inspectors and the Secretary of State has attached very substantial

weight to the provision of affordable housing; and

• Even where there is a five-year housing land supply the benefit of a scheme’s

provision of affordable housing can weigh heavily in favour of development.

Conclusions on Weight to be attributed to the Proposed Affordable Housing

Provision

20.27 I consider that the evidence demonstrates that there is an acute need for affordable

housing across the Preston City administrative area. There is an objectively assessed

need for 239 net affordable homes per annum between 2014 and 2034 or 250 if the

findings of the 2020 Housing study are endorsed after examination. In any event the

prospect in the next 5 years is bleak with projected annual completions of just 183

affordable homes. The existing shortfall will only continue to grow.

20.28 There were 1,332 households on the Council’s Housing Register at 1 April 2020 with

an identified need for an affordable home in Preston. In my opinion there is a very

substantial need for new affordable homes across the Preston City administrative area.

20.29 Given the Council’s past performance towards meeting its identified housing needs

across the Borough, I consider that substantial weight should be afforded to the

delivery of policy compliant levels of affordable housing through the appeal schemes

in the planning balance.
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Summary and Conclusions

Section 21

21.1 My evidence deals specifically with affordable housing and the weight to be afforded

to it in the planning decision in light of the evidence of need in the area.

21.2 Britain is in the midst of an undisputed housing crisis with North West England suffering

from an acute housing crisis with too few homes built to meet local needs. The National

Housing Strategy states that a thriving housing market that offers choice, flexibility and

affordable housing is critical to our social and economic wellbeing.

21.3 The 2019 NPPF sets out the Government’s clear objective of “significantly boosting

the supply of homes”.

21.4 There is a wealth of evidence to demonstrate that there is a national housing crisis in

the UK affecting many millions of people who are unable to access suitable

accommodation to meet their housing needs.

21.5 In this context it is important to consider that the average affordability ratio in Preston

now stands at 7.

21.6 The Council has failed to meet the identified needs in the 2009 SHMA, 2017 SHMA

and 2020 Housing Study every year, with shortfalls ranging from -101 to -2,212. The

evidence clearly demonstrates that there has been a persistent under delivery of

affordable homes to meet identified needs and demand across Preston.

21.7 Based on the Councils assessment of supply it is likely that only 916 affordable

dwellings will be delivered over the period, equating to just 183 per annum.

21.8 This figure falls significantly short of the 239 per annum identified in the 2017 SHMA

and the 250 per annum figures identifies in the 2020 Housing Study. This figure also

falls substantially short of the 340 per annum and 270 per annum figure required when

back log needs are addressed in the first five years in line with the Sedgefield

approach.

21.9 It is evident the Council are actively failing to plan to address affordable housing needs

across the Preston City Council administrative area and have been for some time.
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21.10 There is a clear and pressing need for more affordable homes to be delivered in

Preston which the appeal proposals would make a substantial contribution towards

addressing.

21.11 Given the historic rates of affordable housing delivery across the Preston City Council

administrative area and the limited future supply there appears to be little prospect of

those in affordable housing need having their housing needs met anytime soon without

a substantial boost to the delivery of affordable housing.

21.12 All of this must be viewed in the context of the 1,332 households on the Housing

Register in Preston. It is important not to lose sight of the fact that these are real people,

in real affordable housing need, now.

21.13 The acute level of affordable housing need coupled with worsening affordability will

detrimentally affect the ability of people to lead the best lives they can. The National

Housing Strategy requires urgent action to build new homes, acknowledging the

significant social consequences of failure to do so.

21.14 On a national level, in every scenario, against every annual need figure identified since

the publication of the Barker Review in 2004, the extent of the shortfall in housing

delivery in England is staggering and ranges from a shortfall of -1,105,490 to a shortfall

of -2,635,490 homes over the past 17 years depending on which annual target actual

housing completions are measured against. This merely serves to further compound

the acute affordability problems that the country is facing.

21.15 What is clear is that a significant boost in the delivery of housing, and in particular

affordable housing, in England is absolutely essential to arrest the housing crisis and

prevent further worsening of the situation.

21.16 Against the scale unmet need there is no doubt in my mind that the provision of

affordable homes across the appeal sites will make a very substantial contribution.

21.17 In light of all the evidence I consider that the affordable housing provision through the

appeal proposals should be afforded substantial weight in the determination of these

appeals.
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Annie Gingell

From: Nabil Patel <N.Patel@preston.gov.uk> on behalf of FOI Freedom of Information
Mailbox <FOI@preston.gov.uk>

Sent: 19 March 2021 07:37
To: Annie Gingell
Subject: RE: Freedom of Information - Housing Data

Dear Ms Gingell,

I have received clarification on Q1 &Q2, I can advise the following.

“I believe the discrepancy is due to just the general waiting list active number being submitted in this request. Active
on the Select Move register are transfer waiting list applicants and Open Property Register applicants all of whom
can place bids on the Choice Based Lettings scheme.
I confirm the both totals are correct in respect of the total active applicants and the lower general waiting list sub
total.”

Yours sincerely,

Nabil Patel
Information Governance Officer
+441772906849
Preston City Council

From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Wednesday, March 17, 2021 5:01 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>; James Mercer <J.Mercer@preston.gov.uk>
Subject: RE: Freedom of Information - Housing Data
Importance: High

Good afternoon Nabil,

It has now been more than eight weeks since the FOI request was submitted and almost two weeks since
clarification on the Housing register figures was sought.

Can you please provide this information as a matter of urgency.

Regards,

Annie Hamilton Gingell BSc (Hons) MSc

Senior Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here

T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk

This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have received this electronic transmission in error please notify us
immediately by telephone, delete the transmission and destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and
viruses.
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From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 12 March 2021 09:19
To: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Dear Ms Gingell,

Thank you for your email.

I chased the department yesterday, however I am aware they are extremely busy. I am hoping they will
provide a response by the end of next week but I will keep you updated.

Yours sincerely,

Nabil Patel
Information Governance Officer
+441772906849
Preston City Council

From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Thursday, March 11, 2021 11:43 AM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>; James Stacey <James.Stacey@tetlow-
king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Good morning Nabil,

Thankyou for providing the remaining foot note text.

Do you know when we are likely to receive a response in respect of the clarification requested for
questions 1 and 2?

Kind regards,

Annie Hamilton Gingell BSc (Hons) MSc

Senior Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here

T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk

This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have received this electronic transmissio
and destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and any attachments are free from viruses.

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 11 March 2021 09:02
To: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Dear Ms Gingell,

Thank you for your email.
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Apologies, the footnotes are on page 10 of the document in the link below.

https://www.preston.gov.uk/media/1428/Housing-Land-Position-March-
2019/pdf/HOUSING-LAND-POSITION-Apr-2019.pdf?m=636971568583530000

Yours sincerely,

Nabil Patel
Information Governance Officer
+441772906849
Preston City Council

From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Tuesday, March 9, 2021 10:27 AM
To: Nabil Patel <N.Patel@preston.gov.uk>
Cc: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Good morning Nabil,

Thank you for these points of clarification and I look forward to receiving the clarification for
Q’s 1 and 2.

Unfortunately the link provided in respect of the foot notes does not cover all of the
footnotes set out in the response.

Can you please provided the text for footnotes 5 and 6 of the original responses as
previously requested.

Kind regards,

Annie Hamilton Gingell BSc (Hons) MSc
Senior Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential
immediately by telephone, delete the transmission and destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information
Mailbox
Sent: 09 March 2021 09:03
To: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Dear Ms Stoate,

Thank you for your email.

I have asked the relevant departments for clarification, please see below the clarification I
have received. I am still awaiting clarification on Q1 and Q2 so I will send this across to you
once I have received.
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Housing Completions

Question 9
The council’s response states that ‘We were unable to do site visits in April 2020 due
to covid-19 so the completion figure from April 2019 to Sept 2020 was 1121.’

Firstly can the council please confirm whether the 1,121 figure relates to net or gross
housing completions. NET

Secondly can the council please confirm the correct and exact monitoring period (i.e.
date month year) the 1,121 figure relates to.
The councils latest Housing Land Position statement (At 1st October 2020) states that
this figure covers the period April 2019 - October 2020 as opposed to the April 2019
to Sept 2020 period asserted in the FOI response. 01/04/2019 – 30/09/2020

Question 10
The council’s response states that ‘We do not have or report Net figures for these –
only Gross. The comparable figure for April 2019 – Sept 2020 is 186.’

Firstly can the council please confirm the correct and exact monitoring period (i.e.
date month year) the 186 figure relates to. 01/04/2019 – 30/09/2020
The councils latest Housing Land Position statement (At 1st October 2020) states that
this figure covers the period April 2019 - October 2020 as opposed to the April 2019
to Sept 2020 period asserted in the FOI response.

Secondly can the council please provide the text relating to footnotes 5 to 8 set out
in the affordable housing completions table provided in the response.
This information has not been included and could have implications in respect of how
the data is interpreted.

https://www.preston.gov.uk/media/4652/Housing-Land-Position-at-October-
2020/pdf/Housing_Land_Position_Paper_Oct_2020_for_the_web_Dec_2020.pdf?m=63742
5088283670000 – see pg 5

Question 11
Whilst Q’s 9 and 10 state that the completions figures reported for 2019/20 cover the
period April 2019 - Sept 2020, the completions figures reported for Q11 indicate that
they cover the period April 2019 - Oct 2020.
In light of the discrepancies in monitoring periods highlighted above can the council
please confirm the correct and exact monitoring period (i.e. date month year) for the
completions reported for Goosnargh and Whittingham parishes in 2019/20 (23 and
32 respectively). 01/04/2019 – 30/09/2020

Question 12
The council’s response to this question states ‘no data held’.
Can the council please confirm whether this means that there were no affordable
housing completions in Goosnargh and Whittingham parishes between 2000/01 and
2019/20 or that affordable housing completions for the parishes have not been
recorded and are therefore ‘unknown’. Unknown

Yours sincerely,

Nabil Patel
Information Governance Officer
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+441772906849
Preston City Council

From: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Sent: Thursday, March 4, 2021 5:12 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>; James Stacey
<James.Stacey@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Good afternoon,

Thank you for providing a response to our Freedom of Information request dated 15
January 2021.

Having now had a chance to review the response there are some discrepancies in the
data provided that require clarification.

I have set these out in turn below.

Housing Register

Question 1
The council’s response to Q1 states that at 1 April 2020 there were 1,332 households
on the councils housing register.
This seems odd given that the Ministry of Housing Communities and Local
Government (MHCLG) reports in Live Table 600 (numbers of households on local
authorities' housing waiting list by district) that the housing register for Preston City
Council stood at 2,857 households on 31 March 2020.
This represents a more than 50% reduction (-1,525 households) in just 24-hours.
It should also be noted that the data in Live Table 600 is collated by MHCLG from
information provided by Councils (i.e. yourselves) through the annual returns
process.
In light of the significant discrepancy between the figures reported to central
government and those reported in the FOI response, can council please confirm the
correct position and why.

Question 2
In light of the discrepancies highlighted above in respect of the housing register can
the council please confirm that the figures reported for Q2 are true and correct.

Housing Completions

Question 9
The council’s response states that ‘We were unable to do site visits in April 2020 due
to covid-19 so the completion figure from April 2019 to Sept 2020 was 1121.’

Firstly can the council please confirm whether the 1,121 figure relates to net or gross
housing completions.

Secondly can the council please confirm the correct and exact monitoring period (i.e.
date month year) the 1,121 figure relates to.
The councils latest Housing Land Position statement (At 1st October 2020) states that
this figure covers the period April 2019 - October 2020 as opposed to the April 2019
to Sept 2020 period asserted in the FOI response.
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Question 10
The council’s response states that ‘We do not have or report Net figures for these –
only Gross. The comparable figure for April 2019 – Sept 2020 is 186.’

Firstly can the council please confirm the correct and exact monitoring period (i.e.
date month year) the 186 figure relates to.
The councils latest Housing Land Position statement (At 1st October 2020) states that
this figure covers the period April 2019 - October 2020 as opposed to the April 2019
to Sept 2020 period asserted in the FOI response.

Secondly can the council please provide the text relating to footnotes 5 to 8 set out
in the affordable housing completions table provided in the response.
This information has not been included and could have implications in respect of how
the data is interpreted.

Question 11
Whilst Q’s 9 and 10 state that the completions figures reported for 2019/20 cover the
period April 2019 - Sept 2020, the completions figures reported for Q11 indicate that
they cover the period April 2019 - Oct 2020.
In light of the discrepancies in monitoring periods highlighted above can the council
please confirm the correct and exact monitoring period (i.e. date month year) for the
completions reported for Goosnargh and Whittingham parishes in 2019/20 (23 and
32 respectively).

Question 12
The council’s response to this question states ‘no data held’.
Can the council please confirm whether this means that there were no affordable
housing completions in Goosnargh and Whittingham parishes between 2000/01 and
2019/20 or that affordable housing completions for the parishes have not been
recorded and are therefore ‘unknown’.

I look forward to receiving your response.

Kind regards,

Leonie Stoate BSc (Hons) MSc
Planner
TETLOW KING PLANNING

T: 0117 9561916 M: 07517 106104 W: tetlow-king.co.uk
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential
delete the transmission and destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of
Information Mailbox
Sent: 04 March 2021 09:29
To: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Please see attached.

From: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Sent: Wednesday, February 3, 2021 3:02 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Subject: RE: Freedom of Information - Housing Data
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Date: 4 March 2021
Your reference:
Our reference: LAS/NP/7502

Ms Leonie Stoate

Dear Ms Stoate

REQUEST FOR INFORMATION UNDER THE FREEDOM OF INFORMATION ACT
2000

Further to your email of 3 February 2021, pursuant to the Freedom of Information Act
2000, I can now respond to your request.

Please see documents attached with the information you have requested.

If you have any queries regarding the information provided, please contact me in the first
instance for assistance.

If you are then still not happy with the information provided, please write to the address
below setting out your reasons within 21 days of receipt of this letter:-

Mrs. Caron Parmenter
Preston City Council
Town Hall
Lancaster Road
Preston
Lancashire
PR1 2RL

If you are still dissatisfied with the Council’s decision after review, you may complain to:-

The Information Commissioner
Wycliffe House
Water Lane

Legal Services
Resources Directorate

Preston City Council
Town Hall

Preston
PR1 2RL

www.preston.gov.uk
Tel: 01772 906849

Email: n.patel@preston.gov.uk
Preston City Council does not accept service by email
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Wilmslow
Cheshire
SK9 5AF

Yours sincerely,

Nabil Patel
Information Governance Officer
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Housing Register

1. The total number of households on the Council's Housing Register at 1st April
2020. 1332

2. The total number of households on the Council's Housing Register at 1st April
2020 specifying a) Goosnargh Civil Parish and b) Wittingham Civil Parish as their
preferred choice of location.

Area of
preference

Preston

Goosnargh 1

Whittingham 3

3. The average waiting times at 1 April 2020 for the following types of affordable
property: Data not held

a. A shared accommodation affordable dwelling; No accommodation of this
type is offered through the choice based housing register

b. 1-bed affordable dwelling;
c. 2-bed affordable dwelling;
d. 3-bed affordable dwelling;
e. 4-bed affordable dwelling; and
f. A 4+ bed affordable dwelling.

4. The average waiting times at 1 April 2019 for the following types of affordable
property: Data not held

a. A shared accommodation affordable dwelling;
b. 1-bed affordable dwelling;
c. 2-bed affordable dwelling;
d. 3-bed affordable dwelling;
e. 4-bed affordable dwelling; and
f. A 4+ bed affordable dwelling.

5. Any changes the Council has made to its Housing Register Allocations Policy
since 2011 including the date they occurred, what they entailed and copies of the
respective documents. Several versions of the allocation policy are attached.
Actual dates for the revisions are not available but changes have been made to
incorporate legislation including Localism Act, Additional Preference for Armed
Forces Regs, Move to Work Regulations 2015.  Operational changes include
adding new partners and  moving to an any day letting cycle.

Social Housing Stock

6. The total number of social housing dwelling stock at 1st April 2020 in a) Goosnargh
Civil Parish and b) Wittingham Civil Parish. Data not held
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7. Whether all, or a part of, the Local Authority’s social housing dwelling stock as
been transferred to another organisation(s). If so, when did this occur and to whom
(i.e. which housing association(s) or Arms-Length Management Organisation
(ALMO)) was the stock transferred. During the late 1990’s I recall some houses
on the Callon estate and the Avenham/Queen Street and Frenchwood estate were
subject to a partial stock transfer to Avenquest Homes  now part of Onward Homes
600 properties approx. The Councils remaining housing stock of approx. 6,500
properties were transferred to Community Gateway Association in 2005.

Social Housing Lettings

8. The number of social housing lettings in the period between 1 April 2018 and April
2019; and between 1 April 2019 and 1 April 2020 in a) Goosnargh Civil Parish and
b) Wittingham Civil Parish. A 2018/19  4  lettings  19/20- Nil  B 2018/19 Nil 19/20
Nil

Housing Completions

9. The number of NET housing completions in the Preston City Council region broken
down on a per annum basis for the period between 2000/01 and 2019/20.

We were unable to do site visits in April 2020 due to covid-19 so the completion figure
from April 2019 to Sept 2020 was 1121.
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10.The number of NET affordable housing completions in the Preston City Council
region broken down on a per annum basis for the period between 2000/01 and
2019/20.

We do not have or report Net figures for these – only Gross. The comparable figure
for April 2019 – Sept 2020 is 186

11.The number of NET housing completions in a) Goosnargh Civil Parish and b)
Wittingham Civil Parish broken down on a per annum basis for the period between
2000/01 and 2019/20.

Due to our retention period I only have data to interrogate as far back as monitoring
year April 2016-March 2017

Accordingly the completions within the two parishes per monitoring year are as follows:

Monitoring period

Net
completions

in
Goosnargh
Parish area

Net
completions

in
Whittingham
Parish area
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April 2016 - March
2017 3 115

April 2017 - March
2018 5 34

April 2018 - March
2019 4 84

April 2019 - Oct 2020 23 32

12.The number of NET affordable housing completions in a) Goosnargh Civil Parish
and b) Wittingham Civil Parish broken down on a per annum basis for the period
between 2000/01 and 2019/20. No data held

Right to Buy

13.The number of social rented dwellings lost in the Preston City Council region
broken down on a per annum basis for the period between 2000/01 and 2019/20
through:table648

a. Right to Buy; - 2000/001 -173 01/02- 73  02/03 -146 03/04- 266 04/05-
202 2005 –and thereafter  nil- due to stock transfer.

b. Preserved Right to Buy; and Data not held
c. Voluntary Right to Buy Data not held

14.The number of Right to Buy replacements funded by receipts from Right to Buy
sales in the Preston City Council region broken down on a per annum basis for
the period between 2000/01 and 2019/20. Data not held

15.The number of social rented dwellings lost in a) Goosnargh Civil Parish and b)
Wittingham Civil Parish broken down on a per annum basis for the period between
2000/01 and 2019/20 through:

a. Right to Buy; Data not held
b. Preserved Right to Buy; and Data not held
c. Voluntary Right to Buy Data not held

16.The number of Right to Buy replacements funded by receipts from Right to Buy
sales in a) Goosnargh Civil Parish and b) Wittingham Civil Parish broken down on
a per annum basis for the period between 2000/01 and 2019/20. Data not held

Temporary Accommodation

17.The number of households on the Housing Register housed in temporary
accommodation within the Preston City Council region at 1st April 2020.   29

18.The number of households on the Housing Register housed in temporary
accommodation outside the Preston City Council region at 1st April 2020. 15

19.The number of households on the Housing Register housed in temporary
accommodation within the Preston City Council region at 1st April 2019. 5
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20.The number of households on the Housing Register housed in temporary
accommodation outside the Preston City Council region at 1st April 2019. Nil
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Good afternoon Nabil,

Thank you for your response. Apologies, this must’ve been a spelling error.
We are looking for data relating to Whittingham Civil Parish as illustrated in
the map below.

Kind regards,

Leonie Stoate BSc (Hons) MSc
Planner
TETLOW KING PLANNING

T: 0117 9561916 M: 07517 106104 W: tetlow-king.co.uk
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential
destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and any attachm

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of
Information Mailbox
Sent: 02 February 2021 15:09
To: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Subject: RE: Freedom of Information - Housing Data

Please see attached.

From: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Sent: Friday, January 15, 2021 3:43 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>
Subject: Freedom of Information - Housing Data

Dear Sir/Madam,

Please find the attached Freedom of Information request. I look forward to
hearing from you.
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Kind regards,

Leonie
Stoate
BSc
(Hons)
MSc
Planner
TETLOW
KING
PLANNING
Please
read our
statement
on COVID-
19 here

Unit 2,
Eclipse
Office
Park, High
Street,
Staple Hill,
Bristol,
BS16 5EL

.

T: 0117
9561916
M: 07517
106104
W:
tetlow-
king.co.uk

_

_

_
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have received this
electronic transmission in error please notify us immediately by telephone, delete the transmission and destroy any hard copi
all reasonable efforts to ensure that this message and any attachments are free from viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for
as long as is necessary. Further information can be found in the Privacy
Notice on the Council’s website
https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-
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information/privacy-notice/.

This message and any file or link transmitted with it is confidential, subject
to copyright, and intended solely for the use of the individual or entity to
which it is addressed. It may contain privileged information. Any
unauthorised review, use, disclosure, distribution or publication is
prohibited. If you have received this email in error please contact the
sender by reply email and destroy and delete the message and all copies
from your computer.

Any views expressed within the body of this message are solely those of the
author(s) involved, and do not necessarily represent those of the City
Council.

This message has been scanned for viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for as long as
is necessary. Further information can be found in the Privacy Notice on the Council’s
website https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-
information/privacy-notice/.

This message and any file or link transmitted with it is confidential, subject to
copyright, and intended solely for the use of the individual or entity to which it is
addressed. It may contain privileged information. Any unauthorised review, use,
disclosure, distribution or publication is prohibited. If you have received this email in
error please contact the sender by reply email and destroy and delete the message
and all copies from your computer.

Any views expressed within the body of this message are solely those of the
author(s) involved, and do not necessarily represent those of the City Council.

This message has been scanned for viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for as long as is
necessary. Further information can be found in the Privacy Notice on the Council’s website
https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-
information/privacy-notice/.

This message and any file or link transmitted with it is confidential, subject to copyright, and
intended solely for the use of the individual or entity to which it is addressed. It may contain
privileged information. Any unauthorised review, use, disclosure, distribution or publication
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is prohibited. If you have received this email in error please contact the sender by reply
email and destroy and delete the message and all copies from your computer.

Any views expressed within the body of this message are solely those of the author(s)
involved, and do not necessarily represent those of the City Council.

This message has been scanned for viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for as long as
is necessary. Further information can be found in the Privacy Notice on the Council’s
website https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-
information/privacy-notice/.

This message and any file or link transmitted with it is confidential, subject to copyright, and intended
solely for the use of the individual or entity to which it is addressed. It may contain privileged
information. Any unauthorised review, use, disclosure, distribution or publication is prohibited. If you
have received this email in error please contact the sender by reply email and destroy and delete the
message and all copies from your computer.

Any views expressed within the body of this message are solely those of the author(s) involved, and
do not necessarily represent those of the City Council.

This message has been scanned for viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for as long as is
necessary. Further information can be found in the Privacy Notice on the Council’s website
https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-information/privacy-
notice/.

This message and any file or link transmitted with it is confidential, subject to copyright, and intended solely
for the use of the individual or entity to which it is addressed. It may contain privileged information. Any
unauthorised review, use, disclosure, distribution or publication is prohibited. If you have received this email in
error please contact the sender by reply email and destroy and delete the message and all copies from your
computer.

Any views expressed within the body of this message are solely those of the author(s) involved, and do not
necessarily represent those of the City Council.

This message has been scanned for viruses.

Your City Council is a Living Wage Employer.
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Personal information will be kept safe and secure and will only be kept for as long as is necessary.
Further information can be found in the Privacy Notice on the Council’s website
https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-information/privacy-notice/.

This message and any file or link transmitted with it is confidential, subject to copyright, and intended solely for the
use of the individual or entity to which it is addressed. It may contain privileged information. Any unauthorised review,
use, disclosure, distribution or publication is prohibited. If you have received this email in error please contact the
sender by reply email and destroy and delete the message and all copies from your computer.

Any views expressed within the body of this message are solely those of the author(s) involved, and do not
necessarily represent those of the City Council.

This message has been scanned for viruses.
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Appendix JS1b

Ribble Valley Borough Council Freedom of Information

Correspondence (26 February 2021)



From: FOI
To: Leonie Stoate
Subject: Freedom of Information Request Reference 7048
Date: 01 March 2021 15:38:43
Attachments: image009.jpg

image010.png
image011.png
image012.png
image013.jpg
image014.png
image015.png
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image017.png
image018.png
Acknowledgment.pdf
GUIDANCE NOTES.pdf

Dear Sir/Madam

Please kindly refer to the attached correspondence.

Yours faithfully

FOI TEAM
Ribble Valley Borough Council, Legal Services Department, Council Offices, Church Walk,
Clitheroe, Lancashire BB7 2RA
T: 01200 425111 | E: foi@ribblevalley.gov.uk |
W: www.ribblevalley.gov.uk

ribble valley logo

From: Leonie Stoate <Leonie.Stoate@tetlow-king.co.uk>
Sent: 26 February 2021 10:02
To: FOI <foi@ribblevalley.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>; Annie Gingell <Annie.Gingell@tetlow-
king.co.uk>
Subject: Housing data - Freedom of Information

⚠ External Email
This Email Originated Outside Ribble Valley Borough Council. Do not click links or
attachments unless you recognize the sender and know the content is safe. If in doubt please
contact helpdesk@ribblevalley.gov.uk

Good morning,
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Chief Executive: Marshal Scott CPFA 
Directors: John Heap BEng. CEng. MICE, Nicola Hopkins MTCP MRTPI, Jane Pearson CPFA 


 


 
 
 


RIBBLE VALLEY BOROUGH COUNCIL 


 
 


 Council Offices 
Church Walk, Clitheroe 
Lancashire, BB7 2RA 
 
Tel Number  01200 425111 
E-mail foi@ribblevalley.gov.uk  
 
1 March 2021 


  
Leonie Stoate BSc (Hons) MSc 
Planner 
TETLOW KING PLANNING 
 
Leonie.Stoate@tetlow-king.co.ukv 
 
Dear Sir/Madam 
 
Freedom of Information Request Reference 7048 
 
Thank you for your request for information. Your request was received 26 February 2021 and 
I am dealing with it under the terms of the Freedom of Information Act 2000. 
 
Your request has been passed to the most appropriate council department to gather the 
information 
 
Whilst we will use endeavours to provide a response within the statutory timeframe 
please note that there may be some delays due to coronavirus (Covid-19) pandemic. 
 
In some circumstances a fee may be payable and if that is the case I will let you know.  A fees 
notice will be issued to you, and you will be required to pay before I will proceed to deal with 
your request. 
 
You should receive a response within 20 working days under the terms of the Freedom of 
Information Act. 
 
If more time is needed to produce the information we will contact you before the 20 day time 
period expires. 
 
If you have any requirements regarding the format of any information should be supplied in, 
e.g. the language to be used, audio, large print etc then please let me know. 
 
If you have any queries or concerns then please do not hesitate to contact me. Please 
remember to quote the reference number above in any future communications. 
 
Further information about your rights us also available from the Information Commissioner at: 
 
The Information Commissioner’s Office 
Wycliffe House 
Water Lane 







 
 


Chief Executive: Marshal Scott CPFA 
Directors: John Heap BEng. CEng. MICE, Nicola Hopkins MTCP MRTPI, Jane Pearson CPFA 


 


Wilmslow 
Cheshire 
SK9 5AF.  
 
Telephone: 08456 30 60 60 or 01625 54 57 45 www.ico.org.uk 
Yours faithfully 
 
 
 
 
FOI TEAM 
 
 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 








GUIDANCE NOTES FOR APPLICANTS 
 


Freedom of Information  
 
The Freedom of Information Act 2000 aims to make public bodies more open 
and accountable by creating a right for any person to request information held 
by the Council. 


 
You have a right to obtain information held by the Council for its purposes as 
a local authority, except for certain circumstances when the Council may 
withhold information (see below). 
 
A lot of Council information is already made available to the public on its web 
site or by contacting services directly, and this is listed in the Council’s 
Publication Scheme .  This document specifies where information can be 
obtained from and whether there is a fee payable for it.  The Publication 
Scheme is available on the Council’s website 
https://www.ribblevalley.gov.uk/downloads/file/12374/publication_scheme 
 
How to Make a Request for Information 
 
If the information you require is not available through the web site and 
Publication Scheme, you can request it from the Council.  


 


You must put your request in writing, and include: 


- your name, 
- your contact details (including email and fax 
- a description of the information you require. 
 
You should send your request to: 
 
Ribble Valley Borough Council 
FOI Team 
Legal Services 
Council Offices 
Church Walk 
Clitheroe 
Lancashire 
BB7 2RA 
 
You may also email your request to foi@ribblevalley.gov.uk     
 
How we will deal with your Request 
 
When we receive your request, we will check it to make sure that you have 
provided your name and contact details and have clearly described the 
information that you require.  We may need to contact you for further 
information if your request is not clear.   We will then send you an 
acknowledgement and tell you when we expect to be able to deal with your 
request.   







We will make a search of our records to establish whether the Council holds 
the information you have requested.  If the Council does not hold the 
information, we may suggest other authorities who may hold the information, 
or if you agree, we may transfer your request to the authority who does hold 
the information you require. 
 
If the Council does hold the information you have requested, we will make it 
available to you, either by providing copies of it, a digest of it, or by inviting 
you in to the Council’s offices to inspect it.  We will try as far as possible to 
comply with your preference on how the information is made available to you. 
 
Time Limit for Dealing with your Request 
 
In most cases, the Council is obliged to deal with your request within 20 
working days of receiving it.  If we cannot deal with it within that timescale, we 
will let you know and provide an estimate of when we expect to be able to 
deal with it. 


 
Fees for Dealing with your Request 
 
Most information will be provided free of charge.  However, if a fee is payable, 
we will let you know as soon as possible. 
 
The Council will not charge a fee if it decides not to provide you with the 
information because it is ‘exempt’ under the Act (see below). 
 
Circumstances in which the Council may refuse your Request 
 
Some categories of information are treated as ‘exempt’ under the Freedom of 
Information Act.  This means that the Act does not allow access to such 
information and the Council may refuse to disclose information which falls into 
these categories.  The following are examples of exempt information: 


 
- Information that is available to you through other means e.g. from the 


Council’s web pages or Publication Scheme; 
- Personal information relating to a living individual; 
- Information which may, if disclosed, prejudice commercial interests. 
 
There are 23 categories of exempt information in the Act.  In some cases, the 
Council may only refuse to disclose information if it is in the public interest to 
do so.  A panel of senior Council officers will decide whether information is 
exempt or not. 
 
If the Council is of the view that the information you have requested is exempt 
and should not be disclosed, you will be sent a Refusal Notice.  This will 
explain why the Council believes the information is exempt. 
 
The Council is also not obliged to deal with requests: 
- Which are vexatious or repeated; 
- Which will result in a cost to the Council which exceeds a statutory limit; 







- Where you have not responded to a request from the Council for 
assistance in identifying the information you require. 


 
Information relating to Third Parties 
 
If you request information which relates to third parties, the Council may need 
to consult that third party to see if they have any objection to the information 
being disclosed to you. 


 
If you wish to be notified before such consultation takes place, please advise 
in writing as part of your request, or if you have already made your request, 
without delay, since consultation will take place early on in the 20 working day 
period.  However, please bear in mind that in some circumstances the Council 
is under a duty to consult third parties and will be obliged to do so in order to 
be able to properly deal with your request.   It is also possible that some third 
party information may be exempt (see above). 
 
Advice and Assistance 
 
The Council will do its best to provide you with advice and assistance in 
making a request under the Freedom of Information Act.  If you require 
assistance, please contact foi@ribblevalley.gov.uk who will try and assist you. 
 
Environmental Information 
 
Some categories of information relate to the environment and a request for 
information that is classed as environmental will be dealt with under the 
Environmental Information Regulations 2004. Your request will be processed 
in the same way as a Freedom of Information request except that in addition 
to requesting environmental information in writing you can also make a verbal 
request.  The details will be copied onto a form and all requests processed as 
for a Freedom of Information requests.   Where possible requests will be dealt 
with within 20 working days but where a large volume of information is 
involved or the information is complex, the request may be dealt with within 40 
working days.  The Council will let you know if this is the case. 
 
As with Freedom of information, there are certain circumstances when 
information may be withheld under the Regulations. The Council will explain 
why it considers that such information should be withheld. 
 
Complaints 
 
If you are unhappy with the service you have received in relation to your 
request and wish to make a complaint or request a review of our decision you 
should write to  
 
Head of Legal and Democratic Services 
Ribble Valley Borough Council,  
Council Offices,  
Church Walk,  
Clitheroe,  
Lancashire,  







BB7 2RA. 
 
If you are not content with the outcome of your complaint, you may apply 
directly to the Information Commissioner for a decision. Generally the 
Information Commissioner’s Office cannot make a decision unless you have 
exhausted the complaints procedure provided by Ribble Valley Borough 
Council. 
 
The Information Commissioner can be contacted at:  
 
The Information Commissioner’s Office,  
Wycliffe House,  
Water Lane,  
Wilmslow,  
Cheshire  
SK9 5AF. 
 
www.ico.org.uk 
 
General information regarding your rights under the Freedom of 
Information Act and Environmental Information Regulations are also 
available from the Information Commissioner’s office.   
 
 
 
 
 
 







Please find the attached freedom of information request.

I look forward to hearing from you.

Kind regards,

Leonie Stoate BSc (Hons) MSc TK_logo

.

Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here

Unit 2, Eclipse Office Park, High Street,
Staple Hill, Bristol, BS16 5EL

.

T: 0117 9561916 M: 07517 106104 W: tetlow-
king.co.uk

_ _ _
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have
received this electronic transmission in error please notify us immediately by telephone, delete the transmission and destroy any hard copies.
Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and any attachments are free from viruses.

Page 2 of 12

http://www.tetlow-king.co.uk/
http://www.tetlow-king.co.uk/statement-on-covid-19/
https://nacsba.org.uk/
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http://www.tetlow-king.co.uk/
https://twitter.com/tetlow_king
https://www.linkedin.com/company/tetlow-king-planning/
https://www.facebook.com/tetlowkingplanning/
https://www.instagram.com/tetlow_king_planning/


Chief Executive: Marshal Scott CPFA
Directors: John Heap BEng. CEng. MICE, Nicola Hopkins MTCP MRTPI, Jane Pearson CPFA

RIBBLE VALLEY BOROUGH COUNCIL

Council Offices
Church Walk, Clitheroe
Lancashire, BB7 2RA

Tel Number  01200 425111
E-mail foi@ribblevalley.gov.uk

1 March 2021

Leonie Stoate BSc (Hons) MSc
Planner
TETLOW KING PLANNING

Leonie.Stoate@tetlow-king.co.ukv

Dear Sir/Madam

Freedom of Information Request Reference 7048

Thank you for your request for information. Your request was received 26 February 2021 and
I am dealing with it under the terms of the Freedom of Information Act 2000.

Your request has been passed to the most appropriate council department to gather the
information

Whilst we will use endeavours to provide a response within the statutory timeframe
please note that there may be some delays due to coronavirus (Covid-19) pandemic.

In some circumstances a fee may be payable and if that is the case I will let you know.  A fees
notice will be issued to you, and you will be required to pay before I will proceed to deal with
your request.

You should receive a response within 20 working days under the terms of the Freedom of
Information Act.

If more time is needed to produce the information we will contact you before the 20 day time
period expires.

If you have any requirements regarding the format of any information should be supplied in,
e.g. the language to be used, audio, large print etc then please let me know.

If you have any queries or concerns then please do not hesitate to contact me. Please
remember to quote the reference number above in any future communications.

Further information about your rights us also available from the Information Commissioner at:

The Information Commissioner’s Office
Wycliffe House
Water Lane

Page 3 of 12



Chief Executive: Marshal Scott CPFA
Directors: John Heap BEng. CEng. MICE, Nicola Hopkins MTCP MRTPI, Jane Pearson CPFA

Wilmslow
Cheshire
SK9 5AF.

Telephone: 08456 30 60 60 or 01625 54 57 45 www.ico.org.uk
Yours faithfully

FOI TEAM
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GUIDANCE NOTES FOR APPLICANTS

Freedom of Information

The Freedom of Information Act 2000 aims to make public bodies more open
and accountable by creating a right for any person to request information held
by the Council.

You have a right to obtain information held by the Council for its purposes as
a local authority, except for certain circumstances when the Council may
withhold information (see below).

A lot of Council information is already made available to the public on its web
site or by contacting services directly, and this is listed in the Council’s
Publication Scheme .  This document specifies where information can be
obtained from and whether there is a fee payable for it.  The Publication
Scheme is available on the Council’s website
https://www.ribblevalley.gov.uk/downloads/file/12374/publication_scheme

How to Make a Request for Information

If the information you require is not available through the web site and
Publication Scheme, you can request it from the Council.

You must put your request in writing, and include:

- your name,
- your contact details (including email and fax
- a description of the information you require.

You should send your request to:

Ribble Valley Borough Council
FOI Team
Legal Services
Council Offices
Church Walk
Clitheroe
Lancashire
BB7 2RA

You may also email your request to foi@ribblevalley.gov.uk

How we will deal with your Request

When we receive your request, we will check it to make sure that you have
provided your name and contact details and have clearly described the
information that you require.  We may need to contact you for further
information if your request is not clear.   We will then send you an
acknowledgement and tell you when we expect to be able to deal with your
request.

Page 5 of 12



We will make a search of our records to establish whether the Council holds
the information you have requested.  If the Council does not hold the
information, we may suggest other authorities who may hold the information,
or if you agree, we may transfer your request to the authority who does hold
the information you require.

If the Council does hold the information you have requested, we will make it
available to you, either by providing copies of it, a digest of it, or by inviting
you in to the Council’s offices to inspect it.  We will try as far as possible to
comply with your preference on how the information is made available to you.

Time Limit for Dealing with your Request

In most cases, the Council is obliged to deal with your request within 20
working days of receiving it.  If we cannot deal with it within that timescale, we
will let you know and provide an estimate of when we expect to be able to
deal with it.

Fees for Dealing with your Request

Most information will be provided free of charge.  However, if a fee is payable,
we will let you know as soon as possible.

The Council will not charge a fee if it decides not to provide you with the
information because it is ‘exempt’ under the Act (see below).

Circumstances in which the Council may refuse your Request

Some categories of information are treated as ‘exempt’ under the Freedom of
Information Act.  This means that the Act does not allow access to such
information and the Council may refuse to disclose information which falls into
these categories.  The following are examples of exempt information:

- Information that is available to you through other means e.g. from the
Council’s web pages or Publication Scheme;

- Personal information relating to a living individual;
- Information which may, if disclosed, prejudice commercial interests.

There are 23 categories of exempt information in the Act.  In some cases, the
Council may only refuse to disclose information if it is in the public interest to
do so.  A panel of senior Council officers will decide whether information is
exempt or not.

If the Council is of the view that the information you have requested is exempt
and should not be disclosed, you will be sent a Refusal Notice.  This will
explain why the Council believes the information is exempt.

The Council is also not obliged to deal with requests:
- Which are vexatious or repeated;
- Which will result in a cost to the Council which exceeds a statutory limit;
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- Where you have not responded to a request from the Council for
assistance in identifying the information you require.

Information relating to Third Parties

If you request information which relates to third parties, the Council may need
to consult that third party to see if they have any objection to the information
being disclosed to you.

If you wish to be notified before such consultation takes place, please advise
in writing as part of your request, or if you have already made your request,
without delay, since consultation will take place early on in the 20 working day
period.  However, please bear in mind that in some circumstances the Council
is under a duty to consult third parties and will be obliged to do so in order to
be able to properly deal with your request.   It is also possible that some third
party information may be exempt (see above).

Advice and Assistance

The Council will do its best to provide you with advice and assistance in
making a request under the Freedom of Information Act.  If you require
assistance, please contact foi@ribblevalley.gov.uk who will try and assist you.

Environmental Information

Some categories of information relate to the environment and a request for
information that is classed as environmental will be dealt with under the
Environmental Information Regulations 2004. Your request will be processed
in the same way as a Freedom of Information request except that in addition
to requesting environmental information in writing you can also make a verbal
request.  The details will be copied onto a form and all requests processed as
for a Freedom of Information requests.   Where possible requests will be dealt
with within 20 working days but where a large volume of information is
involved or the information is complex, the request may be dealt with within 40
working days.  The Council will let you know if this is the case.

As with Freedom of information, there are certain circumstances when
information may be withheld under the Regulations. The Council will explain
why it considers that such information should be withheld.

Complaints

If you are unhappy with the service you have received in relation to your
request and wish to make a complaint or request a review of our decision you
should write to

Head of Legal and Democratic Services
Ribble Valley Borough Council,
Council Offices,
Church Walk,
Clitheroe,
Lancashire,
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BB7 2RA.

If you are not content with the outcome of your complaint, you may apply
directly to the Information Commissioner for a decision. Generally the
Information Commissioner’s Office cannot make a decision unless you have
exhausted the complaints procedure provided by Ribble Valley Borough
Council.

The Information Commissioner can be contacted at:

The Information Commissioner’s Office,
Wycliffe House,
Water Lane,
Wilmslow,
Cheshire
SK9 5AF.

www.ico.org.uk

General information regarding your rights under the Freedom of
Information Act and Environmental Information Regulations are also
available from the Information Commissioner’s office.
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From: Leonie Stoate
To: foi@ribblevalley.gov.uk
Cc: James Stacey; Annie Gingell
Subject: Housing data - Freedom of Information
Date: 26 February 2021 10:01:00
Attachments: FOI Request Ribble Valley 26FEB21.docx
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Good morning,

Please find the attached freedom of information request.

I look forward to hearing from you.

Kind regards,

Leonie Stoate BSc (Hons) MSc TK_logo

.

Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here

Unit 2, Eclipse Office Park, High Street,
Staple Hill, Bristol, BS16 5EL

.

T: 0117 9561916 M: 07517 106104 W: tetlow-
king.co.uk

_ _ _
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have
received this electronic transmission in error please notify us immediately by telephone, delete the transmission and destroy any hard copies.
Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and any attachments are free from viruses.
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Dear Sir/Madam,



Can you please provide the following data in line with the provisions of the Freedom of Information Act.



Housing Register



1. The total number of households on the Council's Housing Register at 1st April 2020.



2. The total number of households on the Council's Housing Register at 1st April 2020 specifying Longridge Civil Parish as their preferred choice of location.



3. The average waiting times at 1 April 2020 for the following types of affordable property:

 

a. A shared accommodation affordable dwelling;

b. 1-bed affordable dwelling;

c. 2-bed affordable dwelling;

d. 3-bed affordable dwelling; 

e. 4-bed affordable dwelling; and

f. A 4+ bed affordable dwelling.



4. The average waiting times at 1 April 2019 for the following types of affordable property:

 

a. A shared accommodation affordable dwelling;

b. 1-bed affordable dwelling;

c. 2-bed affordable dwelling;

d. 3-bed affordable dwelling; 

e. 4-bed affordable dwelling; and

f. A 4+ bed affordable dwelling.



5. Any changes the Council has made to its Housing Register Allocations Policy since 2011 including:



a. The date they occurred;

b. What they entailed; and

c. Copies of the respective documents



Social Housing Stock



6. The total number of social housing dwelling stock at 1st April 2020 in Longridge Civil Parish



7. Whether all, or a part of, the Local Authority’s social housing dwelling stock as been transferred to another organisation(s). If so, when did this occur and to whom (i.e. which housing association(s) or Arms-Length Management Organisation (ALMO)) was the stock transferred.









Social Housing Lettings



8. The number of social housing lettings in the period between 1 April 2018 and April 2019; and between 1 April 2019 and 1 April 2020 in Longridge Civil Parish



Housing Completions



9. The number of NET housing completions in the Ribble Valley District Council region broken down on a per annum basis for the period between 2000/01 and 2019/20.



10. The number of NET affordable housing completions in the Ribble Valley District Council region broken down on a per annum basis for the period between 2000/01 and 2019/20.



11. The number of NET housing completions in Longridge Civil Parish broken down on a per annum basis for the period between 2000/01 and 2019/20.



12. The number of NET affordable housing completions in Longridge Civil Parish broken down on a per annum basis for the period between 2000/01 and 2019/20.



Right to Buy 



13. The number of social rented dwellings lost in the Ribble Valley District Council region broken down on a per annum basis for the period between 2000/01 and 2019/20 through:

13. Right to Buy;

13. Preserved Right to Buy; and

13. Voluntary Right to Buy



14. The number of Right to Buy replacements funded by receipts from Right to Buy sales in the Ribble Valley District Council region broken down on a per annum basis for the period between 2000/01 and 2019/20.



1. The number of social rented dwellings lost in Longridge Civil Parish broken down on a per annum basis for the period between 2000/01 and 2019/20 through:

15. Right to Buy;

15. Preserved Right to Buy; and

15. Voluntary Right to Buy



16. The number of Right to Buy replacements funded by receipts from Right to Buy sales in Longridge Civil Parish broken down on a per annum basis for the period between 2000/01 and 2019/20.



Temporary Accommodation



17. The number of households on the Housing Register housed in temporary accommodation within the Ribble Valley District Council region at 1st April 2020.



18. The number of households on the Housing Register housed in temporary accommodation outside the Ribble Valley District Council region at 1st April 2020.



19. The number of households on the Housing Register housed in temporary accommodation within the Ribble Valley District Council region at 1st April 2019.



20. The number of households on the Housing Register housed in temporary accommodation outside the Ribble Valley District Council region at 1st April 2019.



I look forward to hearing from you. If there are any issues with providing any of the data then please get in touch.













Dear Sir/Madam,

Can you please provide the following data in line with the provisions of the Freedom
of Information Act.

Housing Register

1. The total number of households on the Council's Housing Register at 1st April
2020.

2. The total number of households on the Council's Housing Register at 1st April
2020 specifying Longridge Civil Parish as their preferred choice of location.

3. The average waiting times at 1 April 2020 for the following types of affordable
property:

a. A shared accommodation affordable dwelling;
b. 1-bed affordable dwelling;
c. 2-bed affordable dwelling;
d. 3-bed affordable dwelling;
e. 4-bed affordable dwelling; and
f. A 4+ bed affordable dwelling.

4. The average waiting times at 1 April 2019 for the following types of affordable
property:

a. A shared accommodation affordable dwelling;
b. 1-bed affordable dwelling;
c. 2-bed affordable dwelling;
d. 3-bed affordable dwelling;
e. 4-bed affordable dwelling; and
f. A 4+ bed affordable dwelling.

5. Any changes the Council has made to its Housing Register Allocations Policy
since 2011 including:

a. The date they occurred;
b. What they entailed; and
c. Copies of the respective documents

Social Housing Stock

6. The total number of social housing dwelling stock at 1st April 2020 in Longridge
Civil Parish

7. Whether all, or a part of, the Local Authority’s social housing dwelling stock as
been transferred to another organisation(s). If so, when did this occur and to whom
(i.e. which housing association(s) or Arms-Length Management Organisation
(ALMO)) was the stock transferred.
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Social Housing Lettings

8. The number of social housing lettings in the period between 1 April 2018 and April
2019; and between 1 April 2019 and 1 April 2020 in Longridge Civil Parish

Housing Completions

9. The number of NET housing completions in the Ribble Valley District Council
region broken down on a per annum basis for the period between 2000/01 and
2019/20.

10.The number of NET affordable housing completions in the Ribble Valley District
Council region broken down on a per annum basis for the period between 2000/01
and 2019/20.

11.The number of NET housing completions in Longridge Civil Parish broken down
on a per annum basis for the period between 2000/01 and 2019/20.

12.The number of NET affordable housing completions in Longridge Civil Parish
broken down on a per annum basis for the period between 2000/01 and 2019/20.

Right to Buy

13.The number of social rented dwellings lost in the Ribble Valley District Council
region broken down on a per annum basis for the period between 2000/01 and
2019/20 through:

a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy

14.The number of Right to Buy replacements funded by receipts from Right to Buy
sales in the Ribble Valley District Council region broken down on a per annum
basis for the period between 2000/01 and 2019/20.

15.The number of social rented dwellings lost in Longridge Civil Parish broken down
on a per annum basis for the period between 2000/01 and 2019/20 through:

a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy

16.The number of Right to Buy replacements funded by receipts from Right to Buy
sales in Longridge Civil Parish broken down on a per annum basis for the period
between 2000/01 and 2019/20.

Temporary Accommodation
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17.The number of households on the Housing Register housed in temporary
accommodation within the Ribble Valley District Council region at 1st April 2020.

18.The number of households on the Housing Register housed in temporary
accommodation outside the Ribble Valley District Council region at 1st April 2020.

19.The number of households on the Housing Register housed in temporary
accommodation within the Ribble Valley District Council region at 1st April 2019.

20.The number of households on the Housing Register housed in temporary
accommodation outside the Ribble Valley District Council region at 1st April 2019.

I look forward to hearing from you. If there are any issues with providing any of the
data then please get in touch.
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Appendix 2

Extracts from Planning Practice Guidance (March 2014,

Ongoing Updates)



Extracts from Planning Practice Guidance

*as of 04/10/2019

Section Paragraph Commentary

Housing and
Economic Needs
Assessment

006

Reference ID: 2a-
006-20190220

This section sets out that assessments of housing
need should include considerations of and be
adjusted to address affordability.

This paragraph sets out that “an affordability
adjustment is applied as household growth on its own
is insufficient as an indicators or future housing need.”

This is because:

• “Household formation is constrained to the supply
of available properties – new households cannot
form if there is nowhere for them to live; and

• people may want to live in an area in which they
do not reside currently, for example to be near to
work, but be unable to find appropriate
accommodation that they can afford.”

Housing and
Economic Needs
Assessment

018

Reference ID 2a-
01820190220

Sets out that “all households whose needs are not
met by the market can be considered in affordable
housing need. The definition of affordable housing is
set out in Annex 2 of the National Planning Policy
Framework”.

Housing and
Economic Needs
Assessment

019

Reference ID 2a-
01920190220

States that “strategic policy making authorities will
need to estimate the current number of households
and projected number of households who lack their
own housing or who cannot afford to meet their
housing needs in the market. This should involve
working with colleagues in their relevant authority
(e.g. housing, health and social care departments).

Housing and
Economic Needs
Assessment

020

Reference ID 2a-
02020190220

The paragraph sets out that in order to calculate gross
need for affordable housing, “strategic policy-making
authorities can establish the unmet (gross) need for
affordable housing by assessing past trends and
current estimates of:

• the number of homeless households;

• the number of those in priority need who are
currently housed in temporary accommodation;

• the number of households in over-crowded
housing;

• the number of concealed households;

• the number of existing affordable housing tenants
in need (i.e. householders currently housed in
unsuitable dwellings); and

• the number of households from other tenures in
need and those that cannot afford their own
homes, either to rent, or to own, where that is their
aspiration.”

Housing and
Economic Needs
Assessment

024

Reference ID 2a-
02420190220

The paragraph states that “the total need for
affordable housing will need to be converted into
annual flows by calculating the total net need
(subtract total available stock from total gross need)



Section Paragraph Commentary

and converting total net need into an annual flow
based on the plan period”.

It also details that:

“An increase in the total housing figures included in
the plan may need to be considered where it could
help deliver the required number of affordable
homes.”

Housing Supply and
Delivery

031

Reference ID: 68-
031-20190722

With regard to how past shortfalls in housing
completions against planned requirements should be
addressed, the paragraph states:

“The level of deficit or shortfall will need to be
calculated from the base date of the adopted plan and
should be added to the plan requirements for the next
5 year period (the Sedgefield approach)”



Appendix JS3

The National Housing Crisis
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The National Housing Crisis

1. There is incontrovertible evidence that there is a national housing crisis in the UK

affecting many millions of people, who are unable to access suitable accommodation

to meet their housing needs. This section highlights some of this evidence and the

Government's response to grappling with this issue.

Laying the Foundations – A Housing Strategy for England (November 2011)

2. Laying the Foundations: A Housing Strategy for England was published on

21 November 2011. The foreword by the former Prime Minister and former Deputy

Prime Minister set out the former Coalition Government’s intention to unblock the

housing market and tackle the social and economic consequences of the failure to

develop sufficient high-quality homes over recent decades.

3. The Executive Summary signed off by both the then Secretary of State for

Communities and Local Government and the then Minister for Housing and Local

Government included the following:

• A thriving active but stable housing market that offers choice, flexibility and

affordable housing is stated as being critical to our economic and social wellbeing;

• ‘The problems we face are stark’ and have been compounded by the impact of the

credit crunch;

• ‘Urgent action to build new homes’ is necessary as children will grow up without

the opportunities to live near their family and older people will not have the choice

and support, they need;

• ‘Housing is crucial for our social mobility, health and wellbeing’;

• ‘Housing is inextricably linked to the wider health of the economy’; and

• Fundamental to the whole approach of the strategy is communities (including

prospective owners and tenants), landlords and developers working together.

House of Commons Debate (October 2013)

4. A debate took place in the House of Commons on 24 October 2013 concerning the

issue of planning and housing supply; despite the debate taking place over six years

ago the issues remain, and the commentary is sadly still highly pertinent to the issues
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surrounding affordable housing in Preston City Council. The former Planning Minister,

Nick Boles, provided a comprehensive and robust response to the diverse concerns

raised, emphasising the pressing need for more housing, and in particular affordable

housing across the country. He opened by stating:

“I need not start by underlining the scale of the housing crisis faced by this country, the

extent of the need for housing or the grief and hardship that the crisis is visiting on

millions of our fellow citizens.”

5. When asked to clarify the word “crisis” by the Member for Tewkesbury, Nick Boles

commented that in the past year the percentage of first time buyers in England who

were able to buy a home without their parents’ help had fallen to the lowest level ever,

under one third. He also commented that the first-time buyer age had crept up and up

and was now nudging 40 in many parts of the country. He stated that the crisis “is

intense within the south-east and the south, but there are also pockets in parts of

Yorkshire”.

6. In response to questions, Nick Boles reaffirmed that:

“Housing need is intense. I accept that my hon. Friend the Member for Tewkesbury

(Mr Robertson) does not share my view, but many hon. Members do, and there are a

lot of statistics to prove it”.

7. He went on to say: “It is not unreasonable, however, for the Government to tell an

authority, which is representing the people and has a duty to serve them, “Work out

what’s needed, and make plans to provide it”. That is what we do with schools. We do

not tell local authorities, “You can provide as many school places as you feel like”; we

say, “Provide as many school places as are needed”. We do not tell the NHS, “Provide

as many GPs as you feel you can afford right now”; we say, “Work out how many GPs

are needed.” The same is true of housing sites: we tell local authorities, “Work out how

many houses will be needed in your area over the next 15 years, and then make plans

to provide them.”

8. Mr Boles’ full response highlighted the Government’s recognition of the depth of the

housing crisis and continued commitment to addressing, in particular, affordable,

housing needs. The final quote above also emphasised the importance of properly

assessing and understanding the needs; and planning to provide for them.
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Building the Homes We Need (April 2014)

9. This report was the result of a year-long project by KPMG and Shelter to understand

the housing shortage and was intended to provide advice to the incoming 2015

Government.

10. The report started by setting out that “everyone now accepts that we have a desperate

housing shortage in England.” It further explained that “each year we build 100,000

fewer homes than we need, adding to a shortage that has been growing for decades.

What’s more, our current house building system seems incapable of delivering growth

on the scale required. Growing demand means that without a step change in supply

we will be locked into a spiral of increasing house prices and rents – making the current

housing crisis worse”.

11. The report highlighted that if we do not take firm action to build more homes there will

be very worrying consequences for our economy and society; including rising

homelessness, stalled social mobility, declining pension saving and an ever-rising

benefit bill.

12. The report set out the graph illustrated in figure 1. showing the levels of house building

in England since 1946.
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Figure 1: House building since 1946

Source: Building the Homes We Need, Shelter and KPMG (2014)
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13. Figure 1. graph shows four interrelated trends:

• An overall decline in house building since 1946, including a steep decline from

1980 and a marked further decline since 2007;

• Relatively high levels of social housing provision by local authorities up until the

mid-1970s;

• The growing relative contribution to affordable housing provision by housing

associations since the late 1980s; they are providing most of the new affordable

housing stock but not matching anything like the previous local authority

contribution; and

• The gradual increase in the nominal house price through until about 1985 then

grows exponential over the subsequent 30 years. There appears to be a correlation

with the decline in new housing provision, although there are clearly other

interrelated factors.

Priced Out: Affordable Housing in England (November 2017)

14. The Institute for Public Policy Research (IPPR) identified that affordable housing

delivery continued to fall well behind the required level of need. In this study, the IPPR

provided an overview of current affordability challenges across England, alongside a

set of recommendations to increase affordable housing delivery.

15. The report found that in 67% of local authorities across England, insufficient homes

were built to meet demand in 2015/16. In addition, house prices have risen by 76%

since 1995, far outstripping inflation and as a result are out of reach to many on

average incomes.

16. It also highlighted that the nature of affordable housing has changed in recent years.

The range of available products has increased with these products becoming

increasingly divorced from earnings and linked to market prices or rents.

17. Many affordable housing models are out of the reach of single people. Whilst dual

earning couples, even those with lower quartile earnings, can afford most models in

most areas, when income is diminished by the removal of a full-time earner as in the

case of couples with a child, a much larger range of models become out of reach,

particularly for those on lower incomes.
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Government Post-EU Referendum

18. The government which formed after the Brexit vote continued to pursue the issue of

increased housebuilding. In commenting upon the increase on the number of new

homes built and started in June 2016 the-then Communities Secretary Sajid Javid said:

“We’ve got the country building again with more new homes started and built than this

time last year…

…This is real progress but there is much more to do. That’s why we are going further

and increasing our investment in house building to ensure many more people can

benefit.”

19. In terms of continued support for home ownership the then Housing and Planning

Minister Gavin Barwell said in response to the English Housing Survey (released 21

July 2016):

“We are determined to ensure that anyone who works hard and aspires to own their

own home has the opportunity to do so…

Since 2010 over 300,000 households have been helped into home ownership through

government-backed schemes…

The ground-breaking Housing and Planning Act will allow us to go even further

delivering our ambition to build an additional one million homes.”

20. This suggests that successive governments are continuing with their earlier aspirations

and policies regarding housebuilding and homeownership.

House of Commons Briefing Paper: Tackling the under-supply of Housing (12

December 2018)

21. The Paper provided an analysis of evidence in relation to how much housing the UK

needs, trends in UK housing supply, barriers and solutions to supply in England and

additional responses to the Housing White Paper.

22. The Briefing Paper set out that “according to DCLG’s projections, the number of

households in England is expected to grow from 22.7 million in 2014 to 28.0 million in

2039. This is an average increase of around 210,000 households per year.”

23. It stated that “in 2015/16, the total housing stock in England increased by around

190,000 residential dwellings: 12% higher than the previous year’s increase but a long
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way short of the estimated 240-250,000 new homes needed to keep pace with

household formation” (my emphasis).

24. The Paper went on to identify that “the new supply of social housing has not kept pace

with growth in other sectors; in the long term, it has generally been lower than the

amount lost through sales and demolitions” (my emphasis).

Former Secretary of State for Housing, Communities and Local Government

Speech to Local Government Association Conference (July 2017)

25. At the beginning of July 2017 the then Secretary of State for Housing, Communities

and Local Government, Sajid Javid, addressed the conference reflecting on “what has

gone wrong in local government” and outlining what the national and local

governments need to do to address the nationwide housing crisis.

26. On housing, Mr Javid stated that “there’s a serious shortage of decent, affordable

housing in this country”. He added “since the 1970s – under Wilson, Callaghan,

Thatcher, Major, Blair, Brown, Cameron and now May – we’ve supplied an average of

160,000 new homes each year. That’s far below what’s needed, and that failure of

supply to keep up with demand has led to predictable results”.

27. Mr Javid summarised the issue, by outlining that “the simple fact is that to put this right

we need to build more homes that people want to live in, in places people want to live”.

Former Prime Minister’s Speech (15 November 2017)

28. In November 2017, former Prime Minister Theresa May delivered a speech in which

she made it her ‘mission’ to speed up the delivery of more homes.

29. Mrs May announced that “for decades we simply have not been building enough

homes, nor have we been building them quickly enough, and we have seen prices

rise”. Whilst “the number of new homes being delivered each year has been increasing

since 2010” and acknowledged that “there is more we can do”.

30. She stated that “we must get back into the business of building the good quality new

homes for people who need them most” and “that is why I have made it my mission to

build the homes the country needs and take personal charge of the Government’s

response”.

31. The former Prime Minister added that “today I am seeing the work now underway to

put this right and, in coming weeks and months, my Government will be going further

to ensure that we build more homes, more quickly”.
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32. In concluding, Theresa May stated that “this will be a long journey and it will take time

for us to fix the broken housing market - but I am determined to build a Britain fit for

the future”.

Former Secretary of State for Housing, Communities and Local Government

Speech on the Housing Market (16 November 2017)

33. The day after the former Prime Minister pledged her commitment to providing more

homes, former Communities Secretary Sajid Javid delivered a speech setting out his

blueprint for boosting housing provision.

34. Mr Javid announced that following the publication of official figures, there was an

additional 217,000 new homes (net) which were delivered during the 2016/17 financial

year. He added that this was the “first time in almost a decade that the 200,000

milestone had been reached”.

35. However, Mr Javid acknowledged that “it is painfully obvious that there remains much,

much more to be done”, and that “fixing the broken housing market will require a much

larger effort”.

36. He set out that “even today, I still hear from those who say that there isn’t a problem

with housing in this country. That we don’t need to build more. That affordability is only

a problem for Millennials that spend too much on nights out and smashed avocados.

It’s nonsense…where once it would have taken an average couple 3 years to save for

a deposit – it will now take a quarter of a century. Assuming of course they could save

at all”.

37. Mr Javid compared the position of a first-time buyer in London saying a deposit of more

than £90,000 was needed and lamented “that’s a lot of avocados.”

38. The former Communities Secretary stated that “without affordable, secure, safe

housing we risk creating a rootless generation, drifting from one short-term tenancy to

the next, never staying long enough to play a real role in their community”.

Former Prime Minister’s Speech to the National Housing Federation Summit

(September 2018)

39. There is continued acknowledgment from the-then Prime Minister that the housing

market is broken with the importance of more indistinguishable, high quality affordable

homes being a crucial to resolving the housing crisis, with housing associations being

at the forefront of increased affordable housing delivery.
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40. In her speech to the National Housing Federation, Theresa May spoke to housing

leaders about tackling “what remains one of the greatest challenges of our time” and

how she has made it her “personal mission to fix our broken housing system”.

41. The former Prime Minister set out that one of the Government’s priorities is:

“doing all we can to get more of the right homes built in the right places, so we can

help more people onto the housing ladder – and ensure that those who cannot afford

to own their own home also have a decent place to live”.

43. She went on to make clear that:

“the housing crisis we face today did not come about overnight. It is the result of

decades of neglect. Year after year in which housebuilding of all kinds fell even as

demand rose. So, while the steps we are taking are already making a real and lasting

difference to millions of lives, we should not pretend that our broken housing system

can be fixed at the flick of a switch.”

Centre for Policy Studies Press Release (January 2019)

44. The press release outlines new analysis indicating that the 2010s will see

housebuilding figures in England come in below any decade since the Second World

War which is part of a 50-year pattern in which each decade has seen fewer new

homes built than the last.

45. It stated that despite the Government’s recent efforts to boost construction, new-build

housing completions in England between 2010 and 2019 are set to be approximately

130,000 per year - well below the 147,000 of the 2000s or 150,000 of the 1990s, and

half of the level in the 1960s and 1970.

46. It goes on to say the picture becomes even worse when you factor in population size.

In the 1960s, the new-build construction rate in England was roughly the equivalent of

one home for every 14 people over the decade. In the 2010s, that ratio was one to 43,

more than three times higher.

Building for Our Future: A Vision for Social Housing (January 2019)

47. The report produced by Shelter states three million homes must be built in England

over 20 years to solve the housing crisis. It advises 1.2 million homes are needed for

younger families who cannot afford to buy and face a lifetime in expensive and

insecure private renting.
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48. The research estimates 277,000 people are homeless in England, most commonly

because they have lost their privately rented homes. The report indicates that upfront

costs of £11bn a year could come from housing benefit savings by moving tenants

from privately rented homes to social housing.

49. It also claims that schemes such as Help-to-Buy are a less effective use of taxpayers’

money. It reports that 59% of people who used Help to Buy said they could have

afforded the same or a similar property without using the scheme, meaning that only

24,000 households have been able to get into home ownership because of Help to

Buy.

Bleak Houses: Tackling the Crisis of Family Homelessness in England (August

2019)

50. The report was produced by the Children’s Commissioner to investigate the impact of

homelessness and in particular the effect of this upon children.

51. It identifies that family homelessness in England today is primarily a result of structural

factors, including the lack of affordable housing and recent welfare reforms. It states

that the social housing sector has been in decline for many years and that between

the early 1980s and early 2010s, the proportion of Britons living in social housing

halved, as a result of losses to stock through the Right to Buy and a drop in the amount

of social housing being built.

52. The research found that the decline in social housing has forced many households,

including families, into the private rented sector. High rents are a major problem:

between 2011 and 2017 rents in England grew 60% quicker than wages. It states that

“Simply put, many families cannot afford their rent. It is telling that over half of homeless

families in England are in work”.

53. The report particularly focused on the effect on children. In particular the report reveals

that many families face the problem of poor temporary accommodation and no choice

but to move out of their local area, which can have a “deeply disruptive impact on family

life”. This can include lack of support (from grandparents for example) and travel costs.

54. It finds that a child’s education can suffer, even if they stay in the same school, because

poor quality accommodation makes it difficult to do homework and that younger

children’s educational development can also be delayed.

55. Temporary accommodation also prevents serious risks to children’s health, wellbeing

and safety, particularly families in B&Bs where they are often forced to share facilities
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with adults engaged in crime, anti-social behaviour or those with substance abuse

issues.

56. Other effects include lack of space to play (particularly in cramped B&Bs where one

family shares a room) and a lack of security and stability. The report found (page 12)

that denying children their right to adequate housing has a “significant impact on many

aspects of their lives”.

House of Commons Debate on a Motion on the British Housebuilding Industry

(August 2019)

57. The debate pack was produced by the House of Commons Library in August 2019 in

advance of a debate on the British housebuilding industry in September 2019.

58. The report noted at paragraph 1.2 that there were 83,700 homeless households living

in temporary accommodation in England at the end of December 2018, a 74% increase

compared with December 2010.

59. Furthermore, the number of people sleeping rough in England on any given night in

Autumn 2018 was 4,677 people, 165% higher than in 2010.

60. In the debate itself, it resolved at Column 465, 4.59pm, that:

“This House notes with concern the ongoing shortage of housing and the housing crisis

across England; further notes with concern the number of families in temporary

accommodation and the number of people rough sleeping; [and] acknowledges that

there are over one million households on housing waiting lists…”

61. It concluded that it “calls on the Government to tackle the housing crisis as an urgent

priority” (my emphasis).

Housing Minister’s speech to the RESI Convention 2019 (September 2019)

62. Following her appointment as Housing Minister on 24 July 2019, Esther McVey spoke

at the RESI Convention claiming that the shortage of housing in the UK is possibly the

largest scandal to hit the country in the past 30 years.

63. Ms McVey acknowledged that the housing crisis has led “to a rise in renting and costs,

and to a fall in home ownership which has destroyed the aspiration of a generation of

working people.”

64. Continuing to talk on the subject of affordability, the Housing Minister stated that:
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“Since the mid-1990s, house prices have risen to 8 times, 10 times, 12 times, in some

of the most expensive parts of this country44 times the actual income of someone, that

cannot be right.”

65. Ms McVey detailed that “too many people feel that vital link between hard-work and

owning their own home is broken. And when that link is severed, social mobility and

opportunity falls away.”

National Housing Federation Research (September 2019)

66. The National Housing Federation (NHF) published new research on the state of the

housing crisis which found that 8.4 million people across England are directly affected

by the housing crisis, which amounts to one in seven people.

67. The NHF report that people are affected in a variety of ways, including:

• Living in overcrowded homes;

• Living with ex-partners or parents;

• Living in unsuitable homes, such as homes that are not suitable for people with

mobility issues; and

• People who are homeless or at risk of homelessness.

68. Of these 8.4 million, around half, some 43% or 3.6 million, would need a social rented

home to meet their needs.

69. Commenting on the NHF’s report the Local Government Association said that the

Government “should now go further and devolve Right to Buy so that councils retain

100 per cent of their receipts to reinvest”.

Conservative Party Manifesto (December 2019)

70. The Conservative Party Manifesto for the December 2019 election reports at page 29

that “the biggest problem that young people face in getting on the housing ladder is

the deposit.” It commits to ensure that the Government will “offer more homes to local

families”

71. At page 30 of the Manifesto it states that “home ownership is one of the most

fundamental Conservative values. People are happier, more secure and more rooted

in their communities when they own their own home – and know that they can pass it

on to future generations”. It goes on to set out that “young people need the security of
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knowing that home ownership is within their reach – that they too can have a tangible

stake in society, can be rooted in their communities and have a place to raise a family”.

72. The Manifesto (page 30) details that “while we want to encourage as many people as

possible into home ownership, we recognise that not everyone can afford their own

home – and that those in social housing deserve the same dignity, respect and fair

treatment as private renters”. It commits to bring forward a Social Housing White Paper

to “support the continued supply of social housing” and commits to “end the blight of

rough sleeping by the end of the next parliament”.

73. Under the heading of ‘places we want to live in’ at page 31, the Manifesto explains that

despite increased housebuilding since 2010 “it still isn’t enough. That is why we will

continue our progress towards our target of 300,000 homes a year by the mid-2020s.

This will see us build at least a million more homes, of all tenures over the next

Parliament”.

BBC Housing Briefing (February 2020)

74. The BBC Housing Briefing summarises a range of secondary data and case studies

relating to the scale of housing need, quality, availability, and tenure. Sections 1 to 4

cover the broad context and issues; sections 5 to 7 consider the role of the public and

private sectors in housing provision; and sections 8 to 10 cover policy mechanisms to

address housing issues. The Briefing is prepared at the national level and sets out the

overall ‘picture’ in respect of housing matters.

75. The Briefing was the topic of several news stories on the BBC Website and was widely

promoted on the day of its publication, including through radio phone-ins, television

news items, and the Bitesize revision service for teenagers.

76. The BBC states that the Housing Briefing was prepared in order to address public

demand for “more transparency and better explanation of the facts behind the

headlines”. The acknowledgements include Dame Kate Barker who undertook a

review of the housing market in 2004, and Toby Lloyd, the former policy director of

Shelter.

77. Section 8 of the Briefing refers to the scale of the housing shortfall that has amassed

in recent years. It highlights at page 134 the work undertaken by Dame Kate Barker in

2004, the KPMG/Shelter study of 2014; the joint study between Heriott Watt University,

Crisis and the National Housing Federation in 2018/9; all of which are referenced at

Section 4 of this Proof of Evidence.
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78. The Briefing contains case studies throughout which highlight the impact of the housing

crisis on real people and households. These include the numerous case studies at

pages 33, 40, 66, 69, 84, and 125 which include those in desperate need, facing

homelessness or temporary accommodation, and those trapped in rented housing

unable to afford to purchase.

79. The Briefing also refers to the serious impact of family homelessness upon children at

page 34 and the work undertaken by the Children’s’ Commissioner, which I have

reviewed at paragraphs 3.49 to 3.55 of this section.

Spring Budget 2020 (March 2020)

80. The Spring Budget 2020 was presented by the Chancellor of the Exchequer, Rishi

Sunak, to Parliament on 11 March, setting out an ambitious package of investment

plans in the first Budget since the UK’s departure from the European Union (EU).

81. Speaking on housing, the Chancellor stated the following:

“Everyone should be able to access a safe and affordable home. Increasing housing

supply is essential to creating a fairer, more affordable housing market and boosting

productivity across the country”.

82. The Chancellor continued to explain in further detail the demand for more housing in

the UK, concluding his points by confirming that “the government has committed to

creating at least 1 million new homes in England by the end of this Parliament and an

average of 300,000 homes a year by the mid‑2020s.”

83. The Chancellor also confirmed that the Government will be investing a further £9.5

billion into the Affordable Homes Programme, raising the level of investment to £12.2

billion of grant funding from 2021-22 to support the creation of affordable homes across

England.

‘Planning for the Future’ Policy Paper (March 2020)

84. On 12 March 2020, and as trailed in the Budget the previous day, the Government

published a policy paper titled ‘Planning for the Future’. It provides a summary of the

reforms the Government expects to explore in more detail in the forthcoming Planning

White Paper, expected later in 2020.

85. The introductory paragraphs emphasise the Government’s intention to boost

homeownership, noting at paragraph 2 that “for many who are still trapped paying high

rents and struggling to save for a deposit, home ownership seems like a dream which
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is increasingly out of reach”. The paper also clearly recognises the importance of

providing for those who are not homeowners. Paragraph 4 states that “We must ensure

security for those who do not own their homes” and that “We also need to prevent

people from falling into homelessness by building more affordable homes and ensure

that those living in social housing are treated with the dignity and respect they

deserve”.

86. Relevant measures proposed in the policy paper include those to help first time buyers

onto the property ladder (paragraph 14), through the proposed First Homes scheme,

work to deliver long-term fixed rate mortgages, and a new Shared Ownership model.

Paragraph 17 goes further in respect of affordable housing, noting that “We [the

Government] are committed to improving access to safe and high-quality housing,

improving affordability…” and proposed measures include a renewed financial

commitment to affordable housing and a package of measures to protect social and

private sector renters. Paragraphs 18 to 20 explain that, in order to inform the Planning

White Paper the Government will review the housing market and planning system and

will consider, amongst other related matters, “how to ensure affordable, quality, safe

housing”.

Affordable Housing Commission Report (March 2020)

87. The Affordable Housing Commission (AHC) is an independent, non-partisan group

comprising fifteen experts drawn from the public, private and voluntary sectors. Its

extensive full report was released in late March 2020 and examines a wide range of

issues relating to the housing affordability crisis, with data from a wide range of

sources. The AHC report examines the approach taken to affordable housing through

the planning system; the definition of an ‘affordable’ rent; the challenges facing

households in housing stress; and other measures including the approach taken to

public investment and taxation.

88. The AHC report paints a bleak picture of housing affordability at present. It makes the

simple proposition that “Something has gone fundamentally wrong with the housing

system and what it offers local people”. The effects of this are serious and wide-

ranging. The AHC notes that:

“Housing stress is impoverishing families and young and old struggling renters,

creating debts and arrears, harming health and well-being, and limiting life chances

and aspiration. There are wider negative effects too – on the economy and productivity,

on wealth inequality and poverty – resulting in more public expenditure subsidising

rents and healthcare and tackling homelessness”.
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89. The AHC concludes that the root cause of the current affordability crisis is a clear shift

in the structure of the housing market over the last 20 years. The AHC note that social

rented sector has contracted, with low rates of new supply and extensive losses

through the Right to Buy. By contrast, the AHC notes that the private rented sector has

expanded significantly, even though it is ill-equipped to provide for those groups in

greatest housing need.

90. The AHC is clear that the housing crisis is of such a scale that it will take many years

to resolve. Its first recommendation is that that the Government commits to ensure all

households have access to affordable housing by 2045 so that the next generation

does not face the same kind of hardships as the current.

91. Its package of 53 recommendations seek to substantially boost the role of the social

rented sector, whilst also helping a sizeable cohort of households termed ‘frustrated

first time buyers’ into homeownership. Key recommendations for planning include

recommendation 5 to address the supply of affordable housing, namely that “the

government seeks a step change in affordable housing supply in line with the latest

assessments of housing need. On current best evidence, this would equate to an

increase to about 90,000 social rented homes a year (forming part of the government’s

overall housing target of 300,000 homes a year)”. Recommendation 43 notes the

important role that Local Planning Authorities must play in this, and states that:

“The Commission recommends that the preparation of local plans be made an

enforceable statutory duty to ensure that all councils are delivering on their housing

plans and targets. Local and city-region plans must be based on accurate housing

needs assessment – including numbers of concealed households – which should be

updated regularly”.

92. Recommendation 16 addresses the impact of Right to Buy and proposes reforms to

the system. It states that:

“The Commission recognises that the Right to Buy remains a popular scheme.

However, it is undermining efforts to address affordability, reducing numbers of relets

at lower rents and moving properties from social renting to the PRS. Accordingly, the

Commission recommends that the RTB is radically overhauled, including giving

councils and housing associations discretion over the level of discount they offer,

complete control over receipts and the opportunity to restrict any letting by a purchaser

(e.g. requiring consent for letting the property)”.
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Shelter/Savills - Social Housing & Britain’s Housebuilding Recovery (June 2020)

93. Analysis undertaken by Shelter and Savills in June 2020 identifies a range of scenarios

for housebuilding recovery following the significant impact Covid-19 has had for the

housebuilding industry and the wider economy in 2020.

94. The scenarios anticipate that between 125,000 and 318,000 fewer new dwellings will

be delivered in the five years 2020-2025 as a result of Covid-19, equating to a 9-23%

drop in delivery.

95. Of these, between 25,000 and 66,000 fewer affordable homes will be delivered (an 8-

21% drop in delivery). Of these scenarios, the ‘best case’ assumes a rapid economic

recovery (e.g. in light of medical advances) and the worst case assumes deeper and

longer economic difficulties.

96. Shelter recommends boosting social housing provision in order to support overall

housing output, with social housing demand being counter-cyclical to the prevailing

wider economy.

Housing, Communities and Local Government Committee: Building more social

Housing, Third Report of Session 2019–21

97. The Housing, Communities and Local Government Committee held an inquiry in 2020

into the delivery of social housing, building upon work undertaken in 2018 by its

predecessor committee. The inquiry sought to investigate matters relating to the long-

term delivery of social and affordable rented homes in England.

98. The Committee identified several matters of concern relating to the state of the housing

market and the availability of affordable housing. Drawing in evidence from housing

associations, charitable bodies and local authorities, the Committee noted the

research by Shelter that some 500,000 households are homeless or not living in

satisfactory housing; some 1 in 9 children live in overcrowded homes, and that use of

Temporary Accommodation has risen by 82% since 2010. It also noted the increasing

rates of poverty observed in the private rented sector, and the Committee supported

the Affordable Housing Commission’s finding that where housing costs more than one

third of household incomes then serious issues such as arrears and debts become

prevalent.

99. In terms of the annual need for affordable homes, the Committee considered evidence

from a number of sources and was supportive of the work by the National Housing

Federation in 2018 which identifies an annually-arising need for around 90,000 social
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rented homes, 30,000 affordable rented homes, and 25,000 shared ownership homes.

The Committee noted that although local authority housing registers had declined this

was largely attributable to the provisions of the Localism Act 2011 which allowed

councils to apply additional eligibility criteria.

100. The Committee was critical of the impact of Right to Buy losses upon the overall

affordable housing stock which resulted in a significant depletion of the affordable

housing stock – falling from 5.49 million dwellings in 1981 to 4.13 million dwellings in

2019. The Committee noted that the Government’s aim of a one-for-one replacement

was not being achieved and that restrictions on the spending of receipts limited the

ability of councils to replace lost stock.

101. The Committee has set out a package of recommendations which include

improvements to the way housing statistics are collated and published, prioritising a

social housebuilding programme, reforms to compulsory purchase rules, and reforms

to the Right to Buy.

White Paper: Planning for the Future (August 2020)

102. On 6 August 2020, the Ministry of Housing, Communities and Government opened a

12-week public consultation on the long anticipated Planning for the Future White

Paper. The Planning for the future consultation proposes reforms of the English

planning system to streamline and modernise the planning process, bring a new focus

to design and sustainability, improve the system of developer contributions to

infrastructure, and ensure more land is available for development where it is needed.

103. In his foreword on page seven of the White Paper, the Prime Minister, Boris Johnson,

highlights the importance of housing delivery, stating the following:

‘And, above all, that gives the people of this country the homes we need in the places

we want to live at prices we can afford, so that all of us are free to live where we can

connect our talents with opportunity.

Getting homes built is always a controversial business. Any planning application,

however modest, almost inevitably attracts objections and I am sure there will be those

who say this paper represents too much change too fast, too much of a break from

what has gone before.

But what we have now simply does not work.
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So let’s do better. Let’s make the system work for all of us. Any let’s take big, bold

steps so that we in this country can finally build homes we all need and the future we

all want to see.’

104. On page eight, in his foreword, the Secretary of State for Housing, Communities and

Local Government, Robert Jenrick, declares:

“These proposals will help us to build the homes our country needs, bridge the present

generational divide and recreate an ownership society in which more people have the

security and dignity of a home of their own.”

Speech by Secretary of State for Housing, Communities and Local Government

to the Chartered Institute for Housing (September 2020)

105. The Secretary of State, Robert Jenrick, gave a speech to the Chartered Institute of

Housing (CIH) in September 2020 covering a range of issues including affordable

housing.

106. The Secretary of State made clear the problems that the Covid-19 pandemic has

caused for those less fortunate than most – those stuck in poor, cramped

accommodation, struggling to pay the rent, or those – worst of all – who have no home

of their own at all. For these people, Jenrick stated that the pandemic ‘has

unquestionably been one of the darkest periods’.

107. Jenrick stated that ‘they deserve better’ and that, as we recover from the pandemic,

the Government is absolutely determined to deliver the homes needed.

108. The Secretary of State recognised that there is ‘still a great deal more to do’ to help

those trapped paying high rents who are ‘struggling to save for a deposit to enjoy

homeownership or even to enjoy the security and the dignity that comes with a secure

home of their own, whether that be owned or rented’.

109. Jenrick stated specifically that ‘Affordability remains a very big issue across the board’

and that ‘issues around affordability are higher than ever on our agenda’.

110. The speech talked about the Government’s Affordable Homes Programme (AHP)

announcement, which aims to deliver up to 180,000 affordable homes over five years

from 2021 to 2026, right across the country. This is part of the Government’s

commitment to ‘levelling up’ and ensuring that opportunities are available to people

across the country.
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111. Jenrick went on to say that ‘whether we’re aiming to help more people onto the housing

ladder, people who are renting or, crucially, who are homeless or sleeping rough, we

will only succeed if we build more homes’

112. The Secretary of State also highlighted the planning reforms that were set out at the

beginning of the summer, which he stated will help to deliver even more affordable

homes.

113. The Secretary of State for Housing, Communities and Local Government concluded

that, to be on track to realise individual hopes and dreams, and to power the economy

and social revival, requires ‘building more homes – affordable homes’, getting more

people onto the housing ladder and ‘building where affordability is most challenging’.

NHF – People in Housing Need (September 2020)

114. In September 2020, the NHF (National Housing Federation) published an analysis of

the scale and shape of housing need in England today.

115. On page 4, the report shows that ‘nearly 8 million people in England have some form

of housing need’. Nearly 1.9 million households are hosting a ‘concealed’ household

while 3.4 million people found to be living in overcrowded accommodation.

116. The report expresses concern that the number of people in need of social housing

could rise rapidly as a result of the coronavirus crisis – with low-income earners roughly

twice as likely to lose their jobs.

117. It finds (page 2) that ‘Long-term investment in social housing is needed to tackle this

problem and provide people with suitable homes they can afford’.

118. The report describes how the number of people in need of social housing in England

has now hit 3.8 million people. This equates to 1.6 million households – 500,000 more

than the 1.16 million households recorded on official waiting lists.

119. The report provides a clear measurement of housing need, necessary because local

housing registers (or waiting lists) have become inadequate following the introduction

of the Localism Act in 2011.

120. It states (page 3) that ‘There is now no consistent set of criteria for allowing households

to join a register’ and the data on these registers is not necessarily reviewed for

accuracy on a regular basis. While local registers serve an important function, ‘they do

not give the full picture of how many people are in need of a home’, hence the reason

for the NHF analysis.
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121. The report identifies how ‘the housing crisis is not one crisis, but a series of interrelated

and overlapping crises’ (page 3). These include affordability, the suitability, size and

condition of homes, and the ability of people to find accommodation in the first place.

Some people will experience one of these problems – others will experience many at

once. The complicated picture of interrelated housing crises means there is a need for

new, accurate and comprehensive research on housing need, the report finds.

122. It reveals that the number of people for whom social rent is the most appropriate tenure

has increased since the previous iteration of the analysis. It states that ‘This suggests

an intensifying of need at the ‘sharp end’ – things are getting worse for the worst off’

(page 5). This is reflected both in the growth in the numbers of people affected by

affordability issues and in the growth in overcrowding.

123. The report continues that more than 3.4 million people were found to be living in

overcrowded households, a 5% increase on the previous figures, and 2.7 million were

found to have an affordability issue – up nearly 10%.

124. As might be expected, a significant proportion of these people are to be found within

the social sector already. Overcrowding is a known issue in this sector, the report

establishes. A shortage of larger homes can make finding a suitably sized home more

difficult for families as a result of the sale of council housing and a decrease in

government funding for building new social homes since 2010.

125. This is because larger, family homes are more expensive to build and therefore more

difficult to build with less government funding. The ‘spare bedroom subsidy’ has also

acted as an incentive for developers to build smaller homes. Given the freeze on

working-age benefits (introduced in 2016 following the 2015 Budget), benefits

sometimes ‘no longer cover even the cheapest forms of social housing rent’, the report

finds (page 6).

126. Meanwhile the analysis finds that nearly 1.9 million households are hosting a

‘concealed’ household, and that concealed households make up the third largest group

of people affected, including nearly 1.8 million single people concealed within a total

of nearly 1.5 million host households.

127. Across different tenures, when examining the proportions relative to the size of each

tenure, the report finds that problems are more prevalent in the rented sectors,

particularly the private rented sector, ‘where more than a quarter of households have

some form of housing need’ (page 6).
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128. In addition, when the report looks at those households with needs for whom social rent

is the most appropriate tenure, 18.8% of private renting households are in this position

compared to 11.6% of social renters and just 1.3% of homeowner households.

129. Within the private rented sector, affordability, unsuitability and overcrowding are the

most frequent issues. In particular, the wider measure of affordability (using an

additional higher threshold) shows up highly, as does the measure of unsuitability for

the age and health of the occupant.

Speech by Secretary of State for Housing, Communities and Local Government

to the Creating Communities Conference 2020 (September 2020)

130. The Secretary of State, Robert Jenrick, reiterated the importance of affordability in a

speech he gave to the Creating Communities Conference 2020.

131. In the speech, Jenrick made clear that ‘We owe it to the next generation to radically

reform the existing system, so we can offer them a future where our children and

grandchildren can afford to own their own home.

Speech by the Minister for Housing to the District Councils’ Network (October

2020)

132. The Housing Minister, Christopher Pincher, gave a speech to the District Councils’

Network explaining why the Government is seeking reforms to the planning system. In

explaining why the Government is considering a revised methodology for calculating

housing need, Pincher noted the work of KPMG and Shelter, stating that “Local plans

do not provide for the ambition we have – 300,000 new homes each year – nor enough

to meet the demands of organisations and such as KPMG and Shelter, both of which

say we need to be building north of 250,000 homes a year to deal with the housing

challenges that we have”.

133. Pincher also emphasised the need to address poor housing affordability, particularly

that observed in the South and the South East. He explained that in calculating housing

need under the Government’s proposed methodology, that “Fundamentally the initial

driver, the first driver of need, must be affordability because there are parts of our

country, not just in the south and the south east, where the affordability is low and

people who want and need to live in a certain place and work in that place cannot

afford to do so”.
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Minister of State for Housing Speech at Savills Annual Housing Seminar (24

November 2020)

134. The Housing Minister, Christopher Pincher, gave a speech to Savills Annual Housing

Seminar about the government's strategy for housing.

135. The Minister made clear that the coronavirus pandemic only reinforced the need to

double our efforts to build more quality homes with strong and sustainable

communities, which are needed now “more urgently than ever”.

136. The Minister continued, that that means “keeping up the pace on supply” to make up

for ground lost and that notwithstanding the emergency and the challenges to the

economy the Government’s target of building 300,000 new homes of all types and

tenures each year by the middle of this decade must be met, so that people can “afford

to buy or afford to rent the sorts of homes that they want to be able to provide them

with the security and the opportunity that they want and need”.

Conclusions on the National Housing Crisis

137. There is an ever-increasing wealth of evidence including from figures at the highest

levels of Government that unaffordability and inability to get on the housing ladder is a

significant problem.

138. What is also clear is that the messages from previous Governments have failed to

ensure enough new homes, especially affordable homes, are being built.

139. The evidence is clear and, in my opinion, demonstrates the pressing requirement to

build more homes to meet the significant level of unmet need, particularly for homes

that are affordable.

140. Evidence suggests that failure to do so will present a risk to the future economic and

social stability of the United Kingdom.
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The Extent of the National Shortfall in Housing

Delivery

1. In a speech to the House of Commons on 24 October 2013 the-then Planning Minister,

Nick Boles, made reference to “the scale of the housing crisis faced by this country”

and “the extent of the need for housing”.

2. The extent of the need for housing and the scale of the crisis as a result of the

persistent under delivery of both market and affordable housing in the UK is explored

further in this section of my evidence, starting almost 17 years ago with Kate Barker’s

Review of Housing Supply in March 2004.

The Barker Review of Housing Supply (17 March 2004)

3. In her 2004 review into issues underlying the lack of supply and responsiveness of the

housing in the UK, Barker reported that housing is a basic human need, fundamental

to our economic and social well-being. She found that:

• A weak supply of housing contributes to macroeconomic instability and hinders

labour market flexibility;

• Housing has become increasingly unaffordable over time, noting that the aspiration

for home ownership is as strong as ever, yet the reality is that for many this

aspiration will remain unfulfilled unless the trend in real house prices is reduced;

• This brings potential for an ever widening social and economic divide between

those able to access market housing and those kept out; and

• Homes are more than shelter. They provide access to a range of services and to

communities. Housing also plays a major role as an asset in household’s balance

sheets and in household planning for their financial futures.

4. Barker considered that continuing at the current rate of housebuilding was not a

realistic option:

“Unless we are prepared to accept increasing problems of homelessness, affordability

and social division, decline in standards of public service delivery and increasing costs

of doing business in the UK – hampering our economic success”.
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5. She found that whilst demand for housing is increasing over time, driven by

demographic trends and rising incomes, in 2001 the construction of new houses in the

UK fell to its lowest level since the Second World War.

6. A weak response of housing supply to demand changes has been one of the factors

underlying the instability of the UK housing market with Barker reporting that “there is

growing evidence of a persistent inadequate supply” noting that in the UK the trend

rate of real house price growth over the past 30 years had been 2.4% compared to the

European average of 1.1%

7. She found that affordability has worsened and that in 2002 only 37% of new

households could afford to buy a property compared to 46% in the late 1980s. The

overall objective of the Barker Review included:

• To achieve improvements in housing affordability in the market sector;

• A more stable housing market; and

• An adequate supply of publicly funded housing for those who need it.

8. Taking the baseline level of private sector housing built in 2002/03 of 140,000 gross

starts and 125,000 gross completions, Barker estimated that:

• Reducing the trend in real house prices to 1.8% would require an additional 70,000

private sector homes per annum; and

• More ambitiously, to reduce the trend in real house prices to 1.1% an additional

120,000 private sector homes per annum would be required.

9. Even in the case of the less ambitious price trend, Barker found that this would include

pricing an additional 5,000 new households into the market each year and improving

the access for the backlog of those currently priced out.

10. She found that an increase in supply of 17,000 affordable homes per annum would be

required to meet the needs among the flow of new households, noting that there is

also a case for the provision of up to 9,000 affordable homes per annum above this

rate in order to make inroads into the backlog of need, a total of 26,000 per annum

11. Barker presented three scenarios for real house price trends ranging from slowing the

rate at which households were being priced out to a long-term reduction of house price

inflation:
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• 2.4% per annum – which represented the Government’s target aimed at slowing

the rate at which households were being priced out of the market, would have

required an increase in housebuilding to 160,000 per annum;

• 1.8% per annum – to reduce the long-term trend would have required an increase

in housebuilding to 200,000 per annum; and

• 1.1% per annum – which represented the EU average at the time, and which was

considered would ‘improve the housing market’ would have required an increase

in housebuilding to 260,000 per annum.

12. Meeting Barker’s most optimistic objective of improving the housing market and pricing

many more households back into the marketplace would have required an estimated

260,000 homes per annum.

The Barker Review: A Decade On (24 March 2014)

13. In March 2014 the Home Builders Federation (HBF) undertook a review of housing

delivery against the findings of the Barker Review and the impacts of this upon the

market and affordability. They found that by 2004 the housing crisis was already

building and in the 10 years since then, even against the most modest of the housing

targets identified by Barker (which was met only once in 2005/06), the average annual

shortfall has been 45,000 homes.

14. Measured against the objective of improving the housing market, housebuilding had

been an average of 145,000 per annum down on the target of 260,000 per annum over

the period between 2004 and 2014.

15. The HBF found that when measured against the middle of Barker’s three price inflation

targets for 200,000 per annum, the shortfall of homes over the decade stood at

953,000 homes in 2014. This was on top of a backlog that had already been identified

as being large (estimated at between 93,000 and 146,000) and growing in 2004.

16. They reported that in 2014 even if housebuilding rose to 210,000 per annum overnight,

assessed against the middle objective of reducing the long-term rate of inflation, the

country would be four and a half years behind where it was in 2004.

17. In 2014, the HBF found that a decade on from the Barker Review, the UK was 1.45

million homes short of where Kate Barker projected would have brought about an

improved housing market.
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18. The HBF reported that a basic estimate would suggest that in order to achieve the very

modest objective of slowing the increase in the affordability gap so that fewer new

households are priced out of the market, in 2014 some 200,000 private household

starts would be required, a figure last achieved in 1972/73.

19. It goes further to detail that the objective of improving the housing market would, in

2014, have required 320,000 private housing starts per annum, a figure achieved in

England only four times since World War II.

Building the Homes We Need (April 2014)

20. The KPMG and Shelter research was intended to provide a package of new housing

policies to inform the new 2015 Government.

21. It reported that each year an average of 100,000 fewer homes are built that are needed

which adds to a shortfall which has been growing for decades, noting that growing

demand means that without a step-change in supply we will be locked into a spiral of

increasing house prices and rents, making the housing crisis worse.

22. Because of private housing becoming less affordable, the number of people in need of

affordable housing has grown and with the failure of successive governments to deliver

new social housing whilst existing stock continues to be depleted through the Right to

Buy, waiting lists have grown whilst social housing stock has shrunk as illustrated by

figure 11.

Figure 1: Social Housing Waiting Lists and Stock

Source: Building the Homes We Need (2014)

1 Reduction in total numbers on housing waiting lists in 2013 as a result of local authorities utilising the freedoms afforded to set

their own housing allocation criteria through the Localism Act.
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23. KPMG and Shelter found that changing demographics meant that we need to build a

minimum of 250,000 new homes per annum in England to meet rising demand. In 2013

(the most recent monitoring period available at the time of publication of the report)

just 109,660 new homes were built, the lowest annual level since 1946, the year of

recovery after the Second World War.

24. In addition to which the report found that estimates suggest that the backlog of housing

need may be as large as two million households and that to clear this England would

need to build well over 250,000 homes each year, which would require doubling current

output at the time of publication of the report.

The House of Lords Select Committee on Economic Affairs: Building More

Homes (15 July 2016)

25. The Select Committee found that a growing population, rising immigration and rising

incomes have increased demand for housing in England in recent decades but that

too few homes have been built over this period. As a result, house prices and rents

have risen sharply and there has been a decline in home ownership over the past

decade.

26. They considered that we must build enough homes to make housing more affordable

for everyone, noting that aspirant home owners who are unable to afford a deposit pay

substantial proportions of their income on rent, families on waiting lists of social

housing contend with insecure tenancies and rogue landlords, and at the same time

housing benefit spending has doubled in the past two decades.

27. The Lords reported that as former Housing and Planning Minister Brandon Lewis had

explained to them, the Government aimed to address the problems by building one

million homes by the end of Parliament. However, it was noted that since the Brexit

vote the Minister had effectively abandoned this target and prior to the vote had warned

that it would be difficult to achieve if the UK voted to leave the European Union.

28. In addition to this the Committee found that whilst the Government’s ambition was

welcomed, it must be matched by appropriate action on a much larger scale than

currently envisaged and across all tenure. They considered that the Government was

focused on building for home ownership and therefore neglecting housing for

affordable and social rent.

29. It was reported that it had been 10 years since 200,000 homes (the implied annual rate

from the Government’s target) were added to the housing stock in a single year, but
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the evidence suggested that this will not be enough to meet future demand and the

backlog from previous years of undersupply.

30. The Select Committee found that in order to meet demand and have a moderating

effect on house prices, at least 300,000 homes a year need to be built for the

foreseeable future otherwise the age of a first-time buyer will continue to rise. The main

conclusions of the Select Committee included that:

“The Government’s target of one million new homes by 2020 is not based on a robust

analysis. To address the housing crisis at least 300,000 new homes are needed

annually for the foreseeable future. One million homes by 2020 will not be enough”.

National Housing Federation Press Release: ‘England Short of Four Million

Homes’ (18 May 2018)

31. The NHF press release2 reported that new figures reveal the true scale of the housing

crisis in England and that the research (conducted by Heriot-Watt University) shows

that England’s total housing backlog has reached four million homes.

32. They report that in order to both meet this backlog and provide for future demand, the

country needs to build 340,000 homes per year until 2031, noting that this is

significantly higher than current estimates which have never before taken into account

the true scale of housing need created by both homelessness and high house prices.

33. However, the NHF is clear that these need to be the right type of houses with a need

for 145,000 of these new homes per year to be affordable homes, compared to

previous estimates of annual affordable housing need of around 78,000 homes. It

reports that this means around two fifths (or 40%) of all new homes built every year

must be affordable homes, yet in 2016/17 only around 23% of the total built were

affordable homes.

34. The research breaks down exactly what type of affordable homes are needed:

• 90,000 per annum should be for social rent;

• 30,000 per annum should be for intermediate affordable rent; and

• 25,000 per annum should be for shared ownership.

35. Reference was drawn to the September 2017 announcement by the former Prime

Minister Theresa May that £2 billion will be invested in affordable housing and

2 https://www.housing.org.uk/press/press-releases/england-short-of-four-million-homes/

https://www.housing.org.uk/press/press-releases/england-short-of-four-million-homes/
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indicating that this could deliver around 25,000 new homes for social rent over three

years, however the NHF report that even when this funding is made available, the

research shows that it would deliver less than 10% of the social rented homes needed

each year.

36. Government funding for social housing has been steadily declining for decades. In

1975/76 investment in social housing stood at more than £18 billion a year but had

declined to just £1.1 billion in 2015/16. Over the same period, the housing benefit bill

grew from £4 billion to £24.2 billion each year.

37. The NHF set out that homeownership rates have plummeted among young people,

rough sleeping has risen by 169% since 2010 and that unless the Government takes

steps to deliver more private, intermediate and social housing, the number of

households in temporary accommodation is on track to reach 100,000 by 2020.

38. A series of quotes accompany the NHF press release from senior industry

professionals, summaries of which are detailed below:

• David Orr, Chief Executive of the NHF – “This ground-breaking new research

shows the epic scale of the housing crisis in England”.

• Jon Sparkes, Chief Executive of Crisis – “Todays findings are stark and shocking,

but they also represent a huge opportunity for us as a country to get to grips with

our housing and homelessness crisis – and to end it once and for all”.

• Terrie Alafat CBE, Chief Executive of the Chartered Institute of Housing – “This

new report once again highlights the chronic housing shortage we face in the UK

and it is clear that only a bold and ambitious plan to solve the housing crisis will

prevent a decent, genuinely affordable homes being out of reach for our children

and their children.”

• Campbell Robb, Chief Executive of the Joseph Rowntree Foundation – “It is

unacceptable that currently in our society millions of people are locked out of being

able to afford a decent and secure home. For years our failure to deliver enough

affordable housing in England has led to rising levels of poverty and homelessness

across our country.”

• Polly Neate, Chief Executive of Shelter – “We are in the midst of a housing

emergency where an entire generation faces a daily struggle for a decent

home…Government can turn things around but only by building many more of the

high quality, genuinely affordable homes this country is crying out for”.
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Ministry of Housing, Communities and Local Government Single Departmental

Plan (27 June 2019)

39. The Ministry’s Single Departmental Plan outlines its objectives which include to “deliver

the homes the country needs” and to “make the vision of a place you call home a

reality.”

40. Under the objective of delivering the homes the country needs, the Plan states that the

Ministry will:

“Support the delivery of a million homes by the end of 2020 and half a million more by

the end of 2022 and put us on track to deliver 300,000 net additional homes a year on

average by the mid-2020s, to help increase affordability.”

41. The Departmental Plan clearly outlines the Government’s aim to deliver 300,000 new

homes per annum in order to address the housing crisis in England.

The National Housing Shortfall

42. Over the course of the past 17 years a series of industry leading professionals and

figures at the highest level of Government have identified that there is a need for

between 200,000 to 340,000 homes per annum to address the housing crisis that has

engulfed the country.

43. Figure 2. below illustrates the level of house building in England between 1946 and

2017 and compares delivery over this period with the range of annual housing needs

identified between 2004 and 2020, the most recent of which of course being the

Government’s own Ministry for Housing, Communities and Local Government

(MHCLG) target for 300,000 new homes per annum.
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Figure 2: House Building in England 1946 to 2019

Source: MHCLG Live Table 209; MHCLG Live Table 253; HM Land Registry (2018); The Barker Review (2004); HBF (2014); Building the Homes We Need, KPMG & Shelter

(2014); MHCLG Single Departmental Plan (2019); NHF (18 May 2018).



The Extent of the National Shortfall in Housing Delivery 10

44. Figure 2. shows that the Government’s current target of 300,000 new homes per

annum is a figure that the country has not seen achieved since the mid to late 1960s.

Whilst housing completions have been increasing since around 2011, they are still a

long way short of meeting the level of housing delivery that is desperately needed to

address the housing crisis in this country.

45. At figure 3. net additional dwellings in England since 2004 sourced from MHCLG Live

Table 122 are compared with the annual need figures identified in the Barker Review

(2004), the KPMG & Shelter research (2014), the HBF research (2014), the NHF

research (2018), and the MHCLG Single Departmental Plan (2019).

46. The results are stark. The lowest of the annual need figures since 2004, that of the

KPMG/Shelter report of 250,000 homes per annum, results in a shortfall of -1,105,490

homes in the past 17 years. To put this into context, this is equivalent to:

• 95% of the total number of households on local authority Housing Registers in the

whole of England3; and

• Almost four times the total number of homes across the entire County of

Oxfordshire4.

47. At the other end of the scale, the need for 340,000 homes per annum most recently

identified in the NHF research results in a shortfall figure of -2,635,490 homes. This is

equivalent to more than twice the total number of homes in the entire West Midlands

region5.

48. When the Government’s most recently published target of 300,000 home per annum

taken from the MHCLG 2018 Single Departmental Plan is used for comparison, there

has been a shortfall of -1,955,490 homes since 2004. To put this into context, this is

equivalent to:

• More than 1.6 times the number of households on local authority Housing

Registers in the whole of England (see footnote 3); and

• More than one-and-a-half times the total number of homes in Greater Manchester6.

3 Source: MHCLG Live Table 600 – 1,159,833 households on Housing Registers in England at 1 April 2019
4 Source: MHCLG Live Table 100 – 295,517 homes in Oxfordshire at 1 April 2019
5 Source: MHCLG Live Table 100 – 1,174,904 homes in West Midlands at 1 April 2019
6 Source: MHCLG Live Table 100 – 1,223,807 homes in Greater Manchester Metropolitan County at 1 April 2019
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Figure 3: National Housing Shortfall Comparison
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KPMG/Shelter (2014)

250,000 pa

Barker Review (2004)

260,000 pa

MHCLG Departmental Plan
(2019)

300,000 pa

The HBF (2014)

320,000 pa

NHF Research (2018)

340,000 pa

Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative Annual Cumulative

03/04 170,969 -79,031 -79,031 -89,031 -89,031 -129,031 -129,031 -149,031 -149,031 -169,031 -169,031

04/05 185,553 -64,447 -143,478 -74,447 -163,478 -114,447 -243,478 -134,447 -283,478 -154,447 -323,478

05/06 202,653 -47,347 -190,825 -57,347 -220,825 -97,347 -340,825 -117,347 -400,825 -137,347 -460,825

06/07 214,936 -35,064 -225,889 -45,064 -265,889 -85,064 -425,889 -105,064 -505,889 -125,064 -585,889

07/08 223,534 -26,466 -252,355 -36,466 -302,355 -76,466 -502,355 -96,466 -602,355 -116,466 -702,355

08/09 182,767 -67,233 -319,588 -77,233 -379,588 -117,233 -619,588 -137,233 -739,588 -157,233 -859,588

09/10 144,870 -105,130 -424,718 -115,130 -494,718 -155,130 -774,718 -175,130 -914,718 -195,130 -1,054,718

10/11 137,394 -112,606 -537,324 -122,606 -617,324 -162,606 -937,324 -182,606 -1,097,324 -202,606 -1,257,324

11/12 134,896 -115,104 -652,428 -125,104 -742,428 -165,104 -1,102,428 -185,104 -1,282,428 -205,104 -1,462,428

12/13 124,722 -125,278 -777,706 -135,278 -877,706 -175,278 -1,277,706 -195,278 -1,477,706 -215,278 -1,677,706

13/14 136,605 -113,395 -891,101 -123,395 -1,001,101 -163,395 -1,441,101 -183,395 -1,661,101 -203,395 -1,881,101

14/15 170,693 -79,307 -970,408 -89,307 -1,090,408 -129,307 -1,570,408 -149,307 -1,810,408 -169,307 -2,050,408

15/16 189,645 -60,355 -1,030,763 -70,355 -1,160,763 -110,355 -1,680,763 -130,355 -1,940,763 -150,355 -2,200,763

16/17 217,345 -32,655 -1,063,418 -42,655 -1,203,418 -82,655 -1,763,418 -102,655 -2,043,418 -122,655 -2,323,418

17/18 222,281 -27,719 -1,091,137 -37,719 -1,241,137 -77,719 -1,841,137 -97,719 -2,141,137 -117,719 -2,441,137

18/19 241,877 -8,123 -1,099,260 -18,123 -1,259,260 -58,123 -1,899,260 -78,123 -2,219,260 -98,123 -2,539,260

19/20 243,770 -6,230 -1,105,490 -16,230 -1,275,490 -56,230 -1,955,490 -76,230 -2,295,490 -96,230 -2,635,490

Total Shortfalls Since
2004 compared to:

KPMG/Shelter
Research

-1,105,490
The Barker
Review

-1,275,490
MCHLG
Departmental
Plan

-1,955,490 The HBF -2,295,490 NHF Research -2,635,490

Source: MHCLG Live Table 122; HM Land Registry; The Barker Review (2004); HBF (2014); Building the Homes We Need, KPMG & Shelter (2014); NHF (18 May 2018);

MHCLG Single Departmental Plan (2019)
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Conclusion on the Extent of the National Housing Shortfall

49. The evidence before the Inspector shows that in every scenario, against every annual

need figure, the extent of the shortfall in housing delivery in England is staggering and

merely serves to further compound the acute affordability problems that the country is

facing.

50. It is my view that what is clear is that a significant boost in the delivery of housing, and

in particular affordable housing, in England is absolutely essential to arrest the housing

crisis and prevent further worsening of the situation.
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Elaine Elstone

From: Annie Gingell
Sent: 22 March 2021 15:54
To: Annie Gingell
Subject: FW: Preston conjoined inquiry - Inquiry preparation - UPDATE
Attachments: FOI 7502 Stoate (with MF comments).docx

From:Marcus Fisher <marcus.fisher@civicprojects.co.uk>
Sent: 16 March 2021 09:55
To: Annie Gingell <Annie.Gingell@tetlow‐king.co.uk>
Cc: James Stacey <James.Stacey@tetlow‐king.co.uk>; Daniel Hughes <Daniel.Hughes@pwaplanning.co.uk>
Subject: RE: Preston conjoined inquiry ‐ Inquiry preparation ‐ UPDATE

Hi Annie and James,

I now have all the data we have access to and I have added it alongside the responses provided by the
council in the attachment. It’s safe to say it provides a different picture of need and demand.

I think some of the council’s replies are just incorrect and others are misleadingly stated as fact, when
they’re anything but. A typical example, is the three households with Whittingham as their first choice
(according to the council) compared with an average of 200 bids per letting, which is a very large number.

I hope this helps and please let me know if you have any questions.

Marcus

Marcus Fisher
Director

e marcus.fisher@civicprojects.co.uk
m 07818 886653

Civic Projects
Registered address: Riverside House, Kings Reach Business Park, Yew Street, Stockport SK4 2HD
Company number: 09967451           VAT registration number: 232413743

If you are not the intended recipient of this email, please delete it and inform the sender. This email should not be sent on to others
and any distribution or copying of the contents may be unlawful.
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Question PCC response
Comment on response and further

information

1 The total number of households on the

Council's Housing Register at 1st April

2020.

1332 By February 2021, this figure had

increased to 1,567 and there were 718

applications pending, which is twice the

normal number. Less than half of

applications are successful and people are

leave the register for a variety of reasons.

When the backlog of applications is

processed, we would expect the number

on the register to increase to 1,700.
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Question PCC response
Comment on response and further

information

2 The total number of households on the

Council's Housing Register at 1st April

2020 specifying a) Goosnargh Civil Parish

and b) Wittingham Civil Parish as their

preferred choice of location.

Goosnargh 1

Whittingham 3

We struggle to understand how the council

has this information and how it is

considered reliable. We believe it will be

pulled from the first choice of area on the

application via Select Move. The

information isn’t reliable, as it is not a

mandatory question. Also, due to the very

low number of properties in the area,

applicants are unlikely to select these

areas. They are more likely to select an

area where they have a better chance of

securing a home.

The difficulty is that there have been no

lettings in the last two years (according to

the response to question 8), so there will

be no relevant data about the level of

interest. When we want to understand

need and demand for a new development,

we put a dummy property on Select Move

and see how much interest we get.

See information below about dummy

properties in Goosnargh and the bids for

Places for People’s properties in

Longridge. More than 200 bids suggests

there are more than three people wanting

to live in Whittingham.
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3

and

4

The average waiting times at 1 April 2020

for the following types of affordable

property:

a. A shared accommodation affordable

dwelling; No accommodation of this

type is offered through the choice

based housing register

b. 1-bed affordable dwelling;

c. 2-bed affordable dwelling;

d. 3-bed affordable dwelling;

e. 4-bed affordable dwelling; and

f. A 4+ bed affordable dwelling.

The average waiting times at 1 April 2019

for the following types of affordable

property:

a. A shared accommodation affordable

dwelling; No accommodation of this

type is offered through the choice

based housing register

b. 1-bed affordable dwelling;

c. 2-bed affordable dwelling;

d. 3-bed affordable dwelling;

e. 4-bed affordable dwelling; and

f. 4+ bed affordable dwelling.

Data not held At CGA, we run a quarterly report and

here are two quarters that show how the

numbers have changed between the two

years referred to in the FOI questions

(2019 and 2020).

Q1 April 19 - Jun 19

1 bed GFF – 5 months

1 bed UFF – 4 months

1 bed bungalow – 11 months

2 bed GFF – 6 months

2 bed UFF – 9 months

2 bed house – 10 months

3 bed house – 11 months

4 bed house – 15 months

Q1 April 20 – Jun 20

1 bed GFF – 6 months

1 bed UFF – 10 months

1 bed bungalow – 15 months

2 bed GFF – 10 months

2 bed UFF – 11 months

2 bed house – 12 months

3 bed house – 14 months

4 bed house – 11 months
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There has been an increase in all

categories other than four-bed houses.

This is based on all CGA lettings in

Preston, which is the majority and

provides a reasonably indication of the

situation overall. If anything, CGA’s figures

will be slightly lower because a high

proportion of properties are on traditional

council estates, which tend to be less

popular.

Below shows the average number of bids

per property.

April 18 – March 19

1 bed – 16 bids (91 adverts)

2 bed – 38 bids (123 adverts)

3 bed – 64 bids (102 adverts)

4 bed – 78 bids (3 adverts)

April 19 – March 20

1 bed – 17 bids (160 adverts)

2 bed – 52 bids (150 adverts)

3 bed – 67 bids (143 adverts)

4 bed – 38 bids (3 adverts)

April 20 – Current date (15/3/21)

1 bed – 41 bids (186 adverts)

2 bed – 91 bids (98 adverts)

3 bed – 113 bids (63 adverts)
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Question PCC response
Comment on response and further

information

5 Any changes the Council has made to its

Housing Register Allocations Policy since

2011 including the date they occurred,

what they entailed and copies of the

respective documents.

Several versions of the allocation policy

are attached. Actual dates for the revisions

are not available but changes have been

made to incorporate  legislation including

Localism Act,  Additional Preference for

Armed  Forces Regs, Move to Work

Regulations 2015.  Operational changes

include adding new partners and  moving

to an  any day letting cycle.

Nothing to add
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Question PCC response
Comment on response and further

information

6 The total number of social housing

dwelling stock at 1st April 2020 in a)

Goosnargh Civil Parish and b) Wittingham

Civil Parish.

Data not held These are the figures for CGA only, which

is indicative of the overall situation.

CGA has four three-bedroom houses in

Goosnargh.

CGA doesn’t have any properties in

Whittingham/Longridge.

Places for People have recently let 13

homes in Longridge (Whittingham Parish).

The figures below show the number of

bids for each property and the average

wait time for the applicants. These wait

times are considerably lower than the

norm because priority was given to higher

bands, which by definition are more likely

to be successful with their bid and,

therefore, have shorter wait times.

1-bed: 95 bids (5 months)

2-bed: 196 bids (5 months)

3-bed 229 bids (21 months)
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Question PCC response
Comment on response and further

information

7 Whether all, or a part of, the Local

Authority’s social housing dwelling stock

as been transferred to another

organisation(s). If so, when did this occur

and to whom (i.e. which housing

association(s) or Arms-Length

Management Organisation (ALMO)) was

the stock transferred.

During the late 1990’s I recall some

houses on the Callon estate and the

Avenham/Queen Street and Frenchwood

estate were subject to a partial stock

transfer to Avenquest Homes  now part of

Onward Homes 600 properties approx.

The Councils remaining housing stock of

approx. 6,500 properties were transferred

to Community Gateway Association in

2005.

Nothing to add

8 The number of social housing lettings in

the period between 1 April 2018 and April

2019; and between 1 April 2019 and 1

April 2020 in a) Goosnargh Civil Parish

and b) Whittingham Civil Parish.

A 2018/19: 4 lettings

2019/20: nil

B 2018/19: nil

2019/20: nil

The last letting CGA made in Goosnargh

was in 2013, a three-bedroom house.

CGA doesn’t have properties in

Whittingham/Longridge.

9 The number of NET housing completions

in the Preston City Council region broken

down on a per annum basis for the period

between 2000/01 and 2019/20.

Table provided by PCC.

We were unable to do site visits in April

2020 due to covid-19 so the completion

figure from April 2019 to Sept 2020 was

1121.

Nothing to add

10 The number of NET affordable housing

completions in the Preston City Council

region broken down on a per annum basis

for the period between 2000/01 and

2019/20.

Table provided by PCC.

We do not have or report Net figures for

these – only Gross. The comparable figure

for April 2019 – Sept 2020 is 186.

Nothing to add
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Question PCC response
Comment on response and further

information

11 The number of NET housing completions

in a) Goosnargh Civil Parish and b)

Whittingham Civil Parish broken down on

a per annum basis for the period between

2000/01 and 2019/20.

Due to our retention period I only have

data to interrogate as far back as

monitoring year April 2016-March 2017.

Accordingly the completions within the two

parishes per monitoring year are as

follows:

Table provided by PCC.

Nothing to add

12 The number of NET affordable housing

completions in a) Goosnargh Civil Parish

and b) Whittingham Civil Parish broken

down on a per annum basis for the period

between 2000/01 and 2019/20.

No data held Nothing to add
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Question PCC response
Comment on response and further

information

13 The number of social rented dwellings lost

in the Preston City Council region broken

down on a per annum basis for the period

between 2000/01 and 2019/20 through:

a. Right to Buy;

b. Preserved Right to Buy; and

c. Voluntary Right to Buy.

648

Right to Buy

2000/01: 173

2001/02: 73

2002/03: 146

2003/04: 266

2004/05: 202

2005 onwards: nil due to stock transfer

Preserved Right to Buy: data not held

Voluntary Right to Buy: data not held

We provide the council with the number of

Right to Buy sales we make each quarter.

These are CGA figures only.

Right to Buy and Right to Acquire

2005-06: 33 and 0

2006-07: 96 and 0

2007-08: 36 and 0

2008-09: 9 and 0

2009-10: 1 and 0

2010-11: 8 and 0

2011-12: 10 and 0

2012-13: 13 and 0

2013-14: 13 and 3

2014-15: 30 and 2

2015-16: 19 and 5

2016-17: 27 and 10

2017-18: 23 and 10

2018-19: 16 and 11

2019-20: 18 and 16

2020-21: 10 and 9
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Question PCC response
Comment on response and further

information

14 The number of Right to Buy replacements

funded by receipts from Right to Buy sales

in the Preston City Council region broken

down on a per annum basis for the period

between 2000/01 and 2019/20.

Data not held We are fairly sure this is none. We would

have heard, the council would have

mentioned it to us and we are the most

likely to provide them.

15 The number of social rented dwellings lost

in a) Goosnargh Civil Parish and b)

Wittingham Civil Parish broken down on a

per annum basis for the period between

2000/01 and 2019/20 through:

a. Right to Buy;

b. Preserved Right to Buy; and

c. Voluntary Right to Buy.

Data not held Nothing to add

16 The number of Right to Buy replacements

funded by receipts from Right to Buy sales

in a) Goosnargh Civil Parish and b)

Wittingham Civil Parish broken down on a

per annum basis for the period between

2000/01 and 2019/20.

Data not held We are fairly sure this is none. We would

have heard, the council would have

mentioned it to us and we are the most

likely to provide them.
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Question PCC response
Comment on response and further

information

17 The number of households on the Housing

Register housed in temporary

accommodation within the Preston City

Council region at 1st April 2020.

29 This figure is either incorrect or

misleading. The number is actually higher.

We manage one temporary

accommodation facility that has had 18

households in it almost continually for a

number of years and it is only one of four

or five schemes that the council uses. The

only reason the figures they provided may

be correct is if the household in temporary

accommodation are not on the housing

register, but this seems unlikely. There are

certainly many more households in

temporary accommodation in Preston.

18 The number of households on the Housing

Register housed in temporary

accommodation outside the Preston City

Council region at 1st April 2020.

15 Nothing to add
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Question PCC response
Comment on response and further

information

19 The number of households on the Housing

Register housed in temporary

accommodation within the Preston City

Council region at 1st April 2019.

5 This figure is either incorrect or

misleading. The number is actually higher.

We manage one temporary

accommodation facility that has had 18

households in it almost continually for a

number of years and it is only one of four

or five schemes that the council uses. The

only reason the figures they provided may

be correct is if the household in temporary

accommodation are not on the housing

register, but this seems unlikely. There are

certainly many more households in

temporary accommodation in Preston.

20 The number of households on the Housing

Register housed in temporary

accommodation outside the Preston City

Council region at 1st April 2019.

Nil Nothing to add

In 2019, we added two dummy properties to Select Move to understand the interest in homes in Goosnargh.

• Two-bedroom house: 26 applicants

• Three-bedroom house: 30 applicants

At the time, applicants were limited to five bids per cycle, so many will have not wanted to waste a bid on a dummy property. Many people will

not have bid because it was a dummy. Since then, the number of people on the register has increased. As a result, the real demand and need

will be much higher than these figures suggest.
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1. Introduction

This report examines three key areas:

 Housing Completions in Preston on a rolling 3 year monitoring period.
 Monitoring of the impact of planning policies on density, previously

developed sites and affordable housing.
 Future supply of housing and specifically the 5 year housing supply.

Please note, due to the different ways of reporting completion statistics ie gross
completion/net completions/site size thresholds, the annual completion figures
included in Section’s 2.2 and 2.3 will not reconcile with the annual completion
figures in Section 2.1.

Preston City Council’s housing target is set out in the Government’s Standard
methodology which is currently 250 dwelling pa.

Due to the impact of covid-19, our team were unable to carry out our annual
monitoring site visits in April 2020. The decision was taken on health and safety
grounds. Visits were carried out at the end of September 2020 to cover an 18
month monitoring period instead. The forward looking supply section of this
document therefore covers an October to October monitoring period (rather
than the traditional April to April). We aim to update this again in April 2021 to
monitor more closely the impact of covid-19 on build out rates in Preston.
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2. Completion Details

2.1 Annual Completion across the rolling 3 year monitoring period

Monitoring Period
Net

completions
HDT score (if

available)
April 2017 - March 2018 634 252%
April 2018- March 2019 785 313%
April 2019 - October 2020 1121

Total 2540

2.2 Completions by Density

Density 2017/18 2018/19
2019/Oct

2020
<30 dwellings per ha 19 535 673
30 - 50 dwellings per ha 63 97 72
>50 dwellings per ha 99 94 376
*Gross completions, net site area of development and schemes of 5 or more dwellings only

Density of the dwellings built between 2017/18
to October 2020

<30 dwellings per ha 30 - 50 dwellings per ha >50 dwellings per ha
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2.3 Completions on Previously Developed Land

Land type 2017/18 2018/19
2019/Oct

2020

Greenfield
458 597 760
71% 74% 68%

Previously Developed Land
191 206 361
29% 26% 32%

*Gross Completions

2.4 Affordable Housing Completions over rolling 3 year monitoring period

Monitoring Period

Gross
Affordable

Completions
April 2017 - March 2018 1971

April 2018- March 2019 2132

April 2019 - October 2020 1863

Total 596

2.5 Demolitions

During the April 2019 – October 2020 monitoring period there were 2 dwellings
recorded for monitoring purposes as demolished which were replacement
dwellings so resulted in no net gain on those sites.

1 141 (RSL units) + 56 units (affordable element of market schemes) = 197
2 206 (RSL units) + 7 units (affordable element of market schemes) = 213
3 124 (RSL units) + 62 units (affordable element of market schemes) = 186

70%

30%

Greenfield / Previously developed Land split for
all completions 2017/18 to October 2020

Greenfield Previously developed Land
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3. Housing Land Supply

3.1 Housing Supply across the Local Plan period based on outstanding permissions and Local Plan allocations:

Local Plan
Ref

Planning
Permission Address

Net gain
outstanding
at Oct 2020

Oct 20/21 -
Oct 24/25

Oct25/26 -
Oct 29/30 Oct 2030+

06/2011/0469 Land adj 44 Geoffrey Street 6 6

MD2
06/2013/0195 &
06/2016/0504 Land off Eastway - Hollins 3 3
06/2013/0293 Land at Lockside Rd 16 0 16

MD2 06/2013/0865 Haydock Grange, Hoyles Lane 11 11
MD2 06/2014/0353 Lightfoot Lane Phase 1A 5 0 5

MD2

06/2014/0442 &
06/2018/0592 &
06/2019/0565 Sandyforth Lane Preston 191 100 91

MD2 06/2014/0598 Maxy House Farm 22 22

06/2014/0902 &
06/2018/1243 Land off Preston Rd Grimsargh 132 100 32

06/2014/0936 &
06/2018/1258 &
06/2019/1397

Land to rear of The Uplands, Fulwood
Row 6 6

06/2015/0022 Miller Arcade, Lancaster Rd 45 45
06/2015/0159 15 Moor Park Avenue 8 8

MD1 06/2015/0243 Cottam Hall - Story Homes 136 120 16
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MD2

06/2015/0282 &
06/2016/1309 &
06/2018/0108 Lightfoot Lane Phase 2 57 57
06/2015/0374 Glovers House, 35 Glovers Court 30 30

MD2 06/2015/0530
Land to the north of Hoyles lane and
east of Sidgreave Lane 154 100 54

MD2

06/2015/0546 &
06/2017/1252 &
06/2017/1038

Connemara, Lightfoot Green Lane -
Charles Church 30 30

MD2 06/2015/0769 Land at D'Urton Lane, Broughton 38 38

06/2015/0816
Land sth of 110-126 Whittingham
Lane Broughton 37 0 37

06/2019/0719 &
06/2019/1441 Midland Hse Maritime Way 40 0 40

MD2 06/2015/0968
Land North of Eastway and South of
Durton Lane 167 120 47

06/2016/0579 Woodlands Barn Bartle Lane Bartle 5 5

06/2016/1039
Land at rear of Holme Fell Goosnargh
Lane 87 60 27

06/2016/1165 5-7 Moor Park Avenue 14 14
06/2016/1192 21 - 23 Lord Street 11 0 11
06/2017/0251 5-13, Market Street Preston 19 19

MD1 06/2017/0255
Former Cottam Brickworks Cottam
Avenue (93 units) 89 89

MD1 06/2017/0256
Former Cottam Brickworks Cottam
Avenue (21 units) 21 21
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06/2018/0224 &
06/2017/0278 &
06/2015/0306 Land at Garstang Rd Barton 9 9

MD1 06/2017/0324 Land west of The Weald Preston 99 99

MD2

06/2017/0366 &
06/2018/1415 &
06/2018/1415

Land Nth of Maxy House Fm Sandy
Lane 213 84 120 9

06/2017/0531 131 - 137 Market Street West 12 12
06/2017/0631 43 Church Street 6 6

06/2017/0724 &
06/2019/0925

Park House Farm Whittingham Lane
Grimsargh 34 34

06/2017/0758 5 Chruch Row 80 0 80

06/2018/1405
Ingol Golf Club Phase 1 RM (Fellows
Homes 39 39

06/2019/1032 Ingol Golf Club RM (Bellway) 152 100 52

06/2017/0757
Ingol Golf Course remainder under
Outline 253 0 120 133

MD2
06/2017/0831 &
06/2019/0908 Land north of Durton Lane Preston 250 84 120 46

06/2017/0941 &
06/2019/0166

Land to the rear of 126A Whittingham
Lane 97 97

06/2017/0970 58 - 60 Guidhall Street 35 35

06/2017/1048
Land adjacent Old Rib Farm 55
Halfpenny Lane 11 0 11

06/2017/1062 The Grange Durton Lane 6 0 6

06/2017/1103
Land adj Lloyds Pharmacy Longsands
Lane Preston 8 8



Housing Land Position
At 1st October 2020

9

06/2017/1104 Park House 472 Garstang Rd 38 38

06/2017/1170
Land at Preston Golf Club Fulwood
Hall Lane Fulwood Preston 12 0 12

06/2017/1229
Lawton House Farm Bartle Lane
Woodplumpton 14 0 14

06/2017/1270
Burrow House, Barton Hall Garstang
Rd 6 0 6

06/2017/1350 Land off Ribblesdale Drive Grimsargh 68 0 68

MD2
06/2017/1384 &
06/2019/0585

Haydock Grange Hoyles Lane
173 120 53

06/2017/1387
Dean Farm Warehouse Pudding Pie
Nook Lane Preston 6 0 6

06/2017/1432 &
06/2020/0443 Land east of Plumpton Field Preston 17 17

MD2 06/2017/1435 Land at Tabley Lane Preston 175 0 120 55

06/2018/0238
Cardwells Farm Garstang Road
Preston 55 0 55

06/2018/0242 &
06/2020/0167 Land off Garstang Road Preston 68 68

06/2018/0256 &
06/2020/0007

Land to the north of Inglewhite Road
Longridge 5 5

06/2018/0469 6 Winckley Square Preston 25 25

MD2 06/2018/0688
Land off Sandy Lane/Maxy House
Road Cottam 36 36
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06/2017/1311
(108 units) &
06/2018/0312
(198 units) &
06/2018/0703
(140 units) &
06/2019/0512
(130 units)

Red Rose House and Elizabeth House
Lancaster Road Preston 130 130

MD2 06/2018/0728 Bridge House Tabley Lane Preston 58 0 58
06/2018/0746 Lancashire House 24 Winckley Square 29 29
06/2018/0803 3 Orchard Street Preston 6 6
06/2018/0927 10 & 11 Camden Place Preston 14 14
06/2018/0967 Broughton Hall Barn, midgery Lane 5 5
06/2018/1029 Rothwell Crescent -13 -13
06/2018/1042 Land off Halfpenny Lane 22 22

MD2 06/2018/1069 3 Nog Tow Bank Tabley Lane Preston 7 7

06/2018/1091
Kingsway Nurseries Newsham Hall
Lane Preston 9 9

06/2018/1101 &
06/2018/1102 Land off Lea Road 6 6
06/2018/1112 5-7 Cannon Street Preston 15 15
06/2018/1174 St Marys School St Marys Street 14 14
06/2018/1276 25 Grimshaw Street 28 28

06/2018/1282
Ribbleton Hospital Miller Road
Preston 139 0 120 19

06/2018/1314 Land adj Broughton Tower Farm 5 5
06/2018/1322 Glovers House, 35 Glovers Court 5 5
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06/2018/1356
Land opp Swainson House Farm
Goosnargh Lane 26 0 26

06/2018/1385
Former St Josephs Social Club
Cemetery Road Preston 44 44

06/2019/0001
Garrison Hotel 193 Watling Street
Road 7 7

06/2019/0040 Keyfold farm 430 Garstang road 129 0 120 9

MD1 New 06/2019/0114

Plots 1 - 3 Cottam Hall - Land East of
Sidgreaves Lane S of Hoyles Lane & N
of Lea Rd 141 84 57

06/2019/0124 Land West of 208 Whittingham Lane 9 9

06/2019/0135 &
06/2019/0868 Lady Bank Avenue 19 19

06/2019/0168

Land South of Inglewhite Road
adjacent Belmont Residential Home
Preston 6 6

06/2019/0213
Land to the rear of stables at 907 &
909 Whttingham Lane 8 8

06/2019/0436 40-43 Lune Street (2nd floor) 5 5

06/2019/0458
40-43 Lune Street (ground floor & 1st
floor) 7 7

06/2019/0465 Land at Whittingham Road 9 9

06/2019/0478

The Odd Chair Company The Studio &
Workshop, Eaves Cottage Farm Eaves
Lane 5 5

06/2019/0499 Sports Hall 10-16 Garden Street 47 47
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06/2019/0595
Burrow House Bartle Hall Garstang
Road 6 6

06/2019/0783 12-14 & 16 Grimshaw Street 11 11
06/2019/0924 Bhailok Court Pole Street 176 176
06/2019/0974 Land at Sandy gate Lane Broughton 97 97

06/2019/1049
Land South of Whittingham Lane
Grimsargh 66 66

06/2019/1055 Land at West Park Avenue 12 12
06/2019/1068 Laburnum House Farm Bartle Lane 9 9

MD2 06/2019/1114 248 Lightfoot Lane 89 70 19
06/2019/1125 7-11 Heatley Street 12 12

MD1 06/2019/1210
Canberra Lane (Sidgreaves Lane, Lea
Road) 68 68

06/2019/1243
18 Avenham Lane and 2 Great
Avenham Street 6 6

06/2019/1297 Lower Lickhurst House Bleasdale Road 5 5
06/2019/1340 The Sumners 195 Watling Street Road 77 0 77
06/2019/1397 The Uplands Fulwwod Row 6 6

06/2019/1458
Land adj rear of 74 & 76 Heathfield
Drive 6 6

06/2020/0023 43 Westcliffe 5 5
06/2020/0035 53 Garstang Road 17 17
06/2020/0051 Radar Station Site Whittingham Lane 7 7
06/2020/0246 15-17 Cambridge Walk 8 8

MD2 06/2020/0283 Ashdene 268 Hoyles Lane 9 9
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06/2020/0287 Buckingham House Glovers Court 24 24

06/2020/0365
Land to the rr of Maitland House
Maitland Street 13 13

06/2020/0367 639 Garstang Road 5 5
06/2020/0372 Church Hill Lodge Durton Lane 5 5
06/2020/0375 Charles House 8/8A Winckley Square 70 70

06/2020/0401
1-6 Cottam Lane Business Centre
Cottam Lane 6 6

06/2020/0413 Ribchester House Lancaster Road 36 36
06/2020/0485 Inglemere Station Lane 5 5

MD1 Remainder of MD1 471 0 150 321
MD2 Remainder of MD2 2228 0 150 2078

HS1.1
Lancashire Fire & Rescue HQ Garstang
Rd 40 0 40

HS1.3 Parker Street 50 0 50
HS1.4 06/2016/0585 Former Eastway Nurseries 4 4

HS1.6
Rest of Skeffington Rd/Castleton Rd
site 38 0 38

HS1.8 Shelley rd/Wetherall St 27 0 27
HS1.9 Stagecoach Bus Depot Selbourne St 32 0 32
HS1.11 Tulketh Community School 44 0 44
HS1.12 Bretherens Meeting Rm, Egerton Rd 12 0 12
HS1.13 Land North of Tom Benson Way 30 0 30

HS1.14 06/2018/0585
Land to the North of Whittingham
Road, Longridge, Preston 76 76



Housing Land Position
At 1st October 2020

14

HS1.14
06/2016/0493 &
06/2019/0336

Former Ridings Depot and land to
north and south of, Whittingham
Road, Longridge 67 67

HS1.14
06/2017/0840 &
06/2019/0169

Land at Inglewhite Rd (top section of
north site) 221 154 67

HS1.15 06/2019/0365
Former Whittingham Hospital
remainder of the site 750 0 120 630

SP4.1 (City
Centre Plan) St Joseph's Orphanage 67 0 67

SP4.2 (City
Centre Plan) Avenham Street Car Park 294 0 294

SP4.3 (City
Centre Plan) Rear Bull & Royal Public House 14 0 14

SP4.4 (City
Centre Plan) North of Shepherd Street 28 0 0 28

SP4.5 (City
Centre Plan)

Grimshaw Street/ Queen Street/
Manchester Road 70 0 35 35

SP4.6 (City
Centre Plan) Former Byron Hotel, Grimshaw Street 7 0 7

Smaller sites minus 10% discount 256 256

Total 10005 3769 2873 3363
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3.2 5 Year Supply Position:

The table at section 3.1 identifies the potential for 3769 units during the 5 year
period (Oct 2020/21 – Oct 2024/25).

Paragraph 73 of the National Planning Policy Framework (NPPF) states that
‘the supply of specific deliverable sites should in addition include a buffer
(moved forward from later in the plan period) of:

a) 5% to ensure choice and competition in the market for land; or
b) 10% where the local planning authority wishes to demonstrate a five year

supply of deliverable sites through an annual position statement or
recently adopted plan, to account for any fluctuations in the market
during that year; or

c) 20% where there has been significant under delivery of housing over the
previous three years, to improve the prospect of achieving the planned
supply*

*From October 2018, this will be measured against the Housing Delivery Test, where this
indicates that delivery was below 85% of the housing requirement.

In accordance with paragraph 73 of the NPPF a 5% buffer has been applied to
the 5 year housing calculation. To take into account uncertainty as to the impact
of covid-19 on post October 2020 build out rates we have allowed for a 5%
covid-19 reduction on all sites within the potential 5 year supply to allow for any
further potential impact on build out rates:

5 Year Supply as at 01/10/2020
5 year requirement (5 x 250) 1250
5 year requirement with 5% buffer 1313
Annual requirement for the 5 year period 263
5 year potential supply 3769
5 year potential supply minus 5% covid-19 reduction 3581

5 year supply position 13.6



Housing Land Position
At 1st October 2020

16

4. Appendix 1

The following is a schedule of outstanding permissions with capacity for under
5 units (discounted by 10% according to the Strategic Housing Land Availability
Assessment methodology).

Planning permission Address

Net gain
outstanding

Oct 2020

06/2012/0218
Former Joinery Workshop Land adj 1 Stone
Chimney Cottage Blackleach Lane 1

06/2012/0727 Land adj 843 whittingham lane 1
06/2015/0379 42 Eldon St 2
06/2016/0213 105 Whittingham Lane Broughton 1
06/2016/0228 Land adj. 329 St George's Rd 1
06/2016/0541 504 Whittingham Lane Broughton 1
06/2016/0798 Bell Fold Farm 708 Garstang Rd 3
06/2016/0823 132 Church St 2
06/2016/1134 413 New Hall Lane 2
06/2020/0403 28 Church Lane Goosnargh 2
06/2016/1233 Anderton Fold Farm 980 Garstang Road 3
06/2020/0116 7 St Theresa's Drive 1
06/2017/0301 99 Victoria Rd 0
06/2017/0364 Land west of Maxy House Farm Sandy Lane 1
06/2017/0461 Lyndhurst, 67 Halfpenny Lane 1
06/2017/0826 Thirlmere Blackleach Lane 1
06/2020/0233 25 Woodplumpton Lane 0
06/2017/0978 Land adj 91 Hoyles Lane 3
06/2017/0984 The Mount Fernyhalgh Lane Preston 1
06/2017/0996 18-20 Skeffington Road 4
06/2017/1024 Beech Grove Farm Malley Lane 1
06/2017/1049 Brentwood House 15 Victoria Road 1
06/2017/1060 Domus Iii, Durton Lane 1
06/2017/1080 Land adjacent 1 Fermor Road 1
06/2017/1125 Cottam Lodge 34 Miller Lane 1

06/2017/1247
Land adjacent to Craig Niesh (known locally
as End House) Goosnargh Lane 2

06/2017/1251 Carr House Farm Preston Road 1
06/2017/1258 Whitefield Hse Farm Mayfield Avenue 1
06/2017/1341 37 Frenchwood Street 1
06/2017/1345 Bryars House Lea Lane 0
06/2017/1348 Bridge House Farm Tabley Lane 1
06/2018/0021 64 Plungington Road 1
06/2018/0104 155 & 157 Garstang Road Preston 1
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06/2018/0132 Former Deepdale Mill Isherwood Street 1
06/2018/0146 Oak Bank Mill Lane Goosnargh 1
06/2018/0172 Belmont Farm Inglewhite Road 1
06/2018/0244 339 Preston Road Grimsargh 4
06/2018/0282 Land adjacent Winders Lodge Durton Lane 1

06/2018/0354
Land to rear of 16 Lambert Road Lambert
Road 4

06/2018/0411 Bradcroft Cottage Goosnargh Lane Preston 1

06/2018/0512
Plumpton Green 103 Woodplumpton Road
Woodplumpton Preston 3

06/2018/0515
Whinneyfield Farm Whinneyfield Lane
Preston 2

06/2018/0584 Glenroyd 250 Lightfoot Lane Preston 2
06/2018/0612 Fox Fields Inglewhite Road 1
06/2018/0644 Bushells Cottage Mill Lane Goosnargh 1

06/2018/0677
Agricultural Building North of Oak House
Pudding Pie Nook Lane 1

06/2018/0681 106 Deepdale Road Preston 2

06/2018/0697
Bensons Cottage Bensons Lane
Woodplumpton 0

06/2018/0725 Hautmont Tabley Lane 1
06/2018/0799 The Orchard Eaves Lane Preston 1
06/2018/0818 Land off Whittingham Lane Goosnargh 3
06/2018/0975 Land opposite 92 Darkinson Lane Preston 4
06/2018/1006 The Dingles Highgate Close 0

06/2018/1056
Land west of Becconsall Farm Bartle Lane
Preston 1

06/2018/1094 Heron Gate Highrigg Drive Preston 1
06/2018/1116 Broadfield Mill Lane 1
06/2018/1203 120 Church Street 2
06/2018/1213 Tanpit Stables Green Lane Catforth Preston 1
06/2018/1222 31 Fishergate Hill 1
06/2018/1229 Gleadale House Cumeragh Lane Preston 3

06/2018/1240
Prospect House 236 Woodplumpton Road
Woodplumpton 1

06/2018/1315 Manor House Farm Button Street Inglewhite 2
06/2018/1345 Almond House Whittingham Lane -1
06/2018/1368 51 Whittingham Lane Preston 1

06/2019/0021
Land between 37 & 39 Christ Church Street
Preston 4

06/2019/0023
Building to the rear of Eccles Moss Ironworks
Bleasedale Road Whitechapel 1

06/2019/0041 Land South of 97 Halfpenny Lane 2

06/2019/0090
Land opp The Old School House Garstang
Road 1
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06/2019/0097 Cottam Hall Farm Merry Trees Lane Preston 1
06/2019/0182 Land adj 38 Lower Bank Road 2
06/2019/0244 Haighton Farm Cottage Haighton Green Lane 1
06/2019/0245 Land adj 38 Mersey Street 1
06/2019/0246 88-96 Market Street West 2
06/2019/0256 130-130A Church Street 1
06/2019/0265 Cottam Hall Farm Miller Lane 2
06/2019/0269 280 Tag Lane 2
06/2019/0272 Abbotts Lodge 141 Lightfoot Lane 1
06/2019/0291 Carr House Farm Preston Road 1
06/2019/0293 Carr House Farm Preston Road 1
06/2019/0323 Land adj 32 Driscoll Street 2
06/2019/0344 15 Great Avenham Street 1
06/2019/0346 Newby House 4 Darkinson Lane Preston 1
06/2019/0421 53 Brackenbury Road -1
06/2019/0424 95 Cromwell Road 1
06/2019/0454 Land south of Bridge House Tabley Lane 2
06/2019/0456 Broadfield Inglewhite Road 1
06/2019/0459 55 Dodney drive 3
06/2019/0470 Land adj Bridge House Lea Rd 1
06/2019/0492 Building 1 Daisy Dene Inglewhite Road 1
06/2019/0493 Building 2 Daisy Dene Inglewhite Road 1
06/2019/0494 Building 3 Daisy Dene Inglewhite Road 1
06/2019/0495 Building 4 Daisy Dene Inglewhite Road 1
06/2019/0498 Spar House Farm Cottage Lewth Lane 2
06/2019/0526 Rosemary Glen Elston Lane 1
06/2019/0531 Preston College Moor Park Avenue 4
06/2019/0536 Dam House Farm 27 Preston Road 1
06/2019/0579 Entwistle Guns 254 Plungington Road 1
06/2019/0611 21-23 Lord Street 2
06/2019/0613 24-25 Orchard Street 4
06/2019/0662 The Blue Salvia 198 Tag Lane 1
06/2019/0708 Land adj Slaters Barn Whittingham Lane 1
06/2019/0734 Loyds TSB 465-467 Blackpool Road 2
06/2019/0764 Land east of White Gables Bartle Lane 2
06/2019/0779 Land West of Eaves Lane 2
06/2019/0785 Belmont Farm Inglewhite Road 3
06/2019/0793 13-15 Eldon Street -1
06/2019/0795 Goose Hall Cow Hill 1
06/2019/0805 164 - 166 Newhall Lane -1
06/2019/0840 164 Tulketh Road 4
06/2019/0858 The Grasmere Lea Road -1
06/2019/0859 60 Egerton Road 1
06/2019/0865 Darkinsons Stables Darkinson Lane 1
06/2019/0919 Oaklands Farm Ashley Lane 2
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06/2019/0969 32 Hazel Coppice 1
06/2019/0975 9-11 Church Avenue 2
06/2019/0982 Orchard Court 92 Blackbull Lane 1
06/2019/0984 Lodgefield House Haighton Green Lane 1
06/2019/0995 Slater House Farm Haighton Green Lane 1
06/2019/1028 Dean View 173 Whittingham Lane 1
06/2019/1058 Toll Bar Cottage 476 Garstang Road -1
06/2019/1071 Land at Whinfield Cottage Cow Hill 2
06/2019/1078 164 Miller Road 1
06/2019/1092 Durton Cottage Durton Lane 1
06/2019/1094 60 Meadow Street 4
06/2019/1095 Land adj 211 Woodplumtpn Road 1
06/2019/1133 5 Clifton Avenue -1
06/2019/1135 Fazal House Midgery Lane 1
06/2019/1155 1 Ploughmans Court Grimsargh 1
06/2019/1159 Paradise House Moorside Lane 2
06/2019/1170 12A Cannon Street 1
06/2019/1174 Beech grove farm Malley Lane 3
06/2019/1179 Tree Tops Miller Lane 1
06/2019/1191 Spar House Farm Cottage Lewth Lane 3
06/2019/1237 Dixons Farmhouse Dixon Lane -1
06/2019/1266 Elston Garage Elston Lane 3
06/2019/1296 Plot 3 Belmont Farm Inglewhite Road 1
06/2019/1303 261 St Pauls Road 1
06/2019/1305 Brookside Cottage Barton Lane 1
06/2019/1308 Loud Scales Back Lane 2
06/2019/1313 Lewth lodge Cinder Lane 1
06/2019/1320 211 Tag Lane 1
06/2019/1345 Olivers Farm Brierley Lane 1
06/2019/1360 Land at Key Fold Farm 430 Garstang Road 2
06/2019/1370 Land at D'urton Lane 3
06/2019/1389 Land between 23 & 25 Rawcliffe Drive 2
06/2019/1390 Land between 24 & 26 Norbreck Drive 2
06/2019/1391 Land adj 31 Larches Lane 1
06/2019/1422 37 - 39 Victoria Parade 1
06/2019/1426 Land adj 64 Gisburn Road 1
06/2019/1428 5 Ballam road 1
06/2019/1452 Land between 99 & 107 Queens road 2
06/2019/1453 Land adj 12 Marsett Place 2
06/2019/1455 Land adj 19 Langcliffe Road 2
06/2019/1456 Land adj 1 & 2 Millbank 2
06/2019/1457 Land adj 39 & 41 Porter Street 4
06/2020/0029 116 Victoria Road -1
06/2020/0065 The Garden House Catforth Road 1
06/2020/0080 8a Lune Street 2
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06/2020/0095 Broadfield Inglewhite Road 1
06/2020/0105 179 Lancaster Road North 1
06/2020/0109 Dean Villa 139 Whittingham Road 1
06/2020/0116 7 St Theresas Drive 1
06/2020/0121 54 Eldon Street 1
06/2020/0123 Land adj 55a Bridge Road 2
06/2020/0140 Former Boars Head Inn 724 Garstang Road 4
06/2020/0195 Lawton House Farm Bartle Lane 4
06/2020/0209 13 Lorraine Avenue 1
06/2020/0227 Land off Inglewhite Road 1
06/2020/0243 17 Salisbury Road 1
06/2020/0250 73 - 73A Brook Street 2
06/2020/0268 Land north of East View Cinder Lane 3
06/2020/0269 Land West of Benson Lane 2
06/2020/0284 Sheardley Fold Barton Lane 1
06/2020/0328 18 Fir Trees Avenue -1
06/2020/0403 Land adj 28 Church Lane 2

06/2020/0405
Land between 211 & 217 Woodplumpton
Road 2

06/2020/0415 Sumners Farm Cow Hill 3
06/2020/0421 Land between 21 & 23 Hawkshead Road 2
06/2020/0423 Land adj 12-20 Worthing Road 1
06/2020/0435 Staveley Cow Hill 1
06/2020/0439 12 Grafton Road 3
06/2020/0452 Woodlands Barn Bartle Lane 1
06/2020/0470 Rake Head Cottage Stanalee Lane 0
06/2020/0486 Land corner of Eaves Lane and Briery Lane 2
06/2020/0490 24 Garstang road 1
06/2020/0504 Marimar Cumeragh Lane Preston 1
06/2020/0537 Barnfield Cottage Rosemary Lane 1
06/2020/0540 Norcon 22 Tower Lane 4
06/2020/0541 18 Moorland crescent 1
06/2020/0555 Land Between 10-12 Hendon Place 1
06/2020/0562 Land to rear of 26-28 Victoria Parade 1
06/2020/0598 120 Church Street 2
06/2020/0680 Land adj 8 Derby Rd 1
06/2020/0681 Green Lane Farm Catforth Road 1
06/2020/0709 9 Bansfield Avenue 1
06/2020/0740 166 Lytham Road 1
06/2020/0788 Land south of School Lane 2

Total 284

Minus 10%   = 256
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5. Appendix 2 – Completions list 01/04/2019 – 01/10/2020

Planning
permission Address Description

net gain Oct
2020

06/2019/0325 74 Pedders Lane Preston Complete -1

06/2019/0826 507 Blackpool road Preston Complete 1

06/2017/0077 Land adj 24 Tulketh Road Preston Complete 4

06/2018/0701 36 Waterloo Terrace Preston Complete 1

06/2018/0281 1 Greenlands Grove Preston Complete 1

06/2019/1011 10 Gamull Lane Preston Complete -1

06/2017/0380 Land between 71 & 75 Ramsey Ave Preston Complete 2

06/2017/0352
Land between 19 Garrison Road & 68
Chapman Road Preston Complete 8

06/2017/0927 The Dingles Highgate Close Preston Complete 1

06/2017/1458 57 Victoria Road Preston Complete 5

06/2019/1303 261 St Pauls Road Preston Complete 1

06/2017/0682 228-232 Deepdale Road Preston Complete 1

06/2020/0322 Flat 3 46 Watling Street Road Preston Complete 1

06/2015/0681 23a Fulwood Hall Lane Preston Complete 1

06/2019/0272 Abbotts Lodge 141 Lightfoot Lane Preston Under Construction 1

06/2018/0911 The Laurels 146 Lightfoot Lane Preston Complete 1

06/2015/0995 Garth Lodge 62 Lightfoot Lane Preston Complete 2

06/2018/1093 43 Whinfield Lane Preston Complete 3

06/2018/1286 Land between 76 & 82 Darkinson Lane Lea Complete 2

06/2018/1101 Land off Lea Road Lea Complete 5

06/2018/1102 Land off Lea Road Lea Complete 1

06/2019/1153 342 Blackpool Road Preston Complete -1

06/2019/0798 91 Garstang Road Preston Complete 6

06/2018/0359 Land adj 187 Kent Street Preston Complete 2

06/2020/0495 80 Norris Street Preston Complete 1

06/2019/0107 Church House Farm Preston Road Grimsargh Complete 4

06/2018/1050 Whinfield Cottage Cow Hill Complete 1

06/2015/0700 47 Whittingham Lane Broughton Complete 2

06/2018/1315 Manor House Farm  Button Street Inglewhite Under Construction 2

06/2016/0457 Manor House Farm  Button Street Inglewhite Complete 4

06/2018/0224 Land at Garstang Road Complete 2

06/2017/0339
Land to rr of 907&909 Whittingham Lane
Broughton Complete 4

06/2018/0818 Land of Whittingham Lane Goosnargh Under Construction 1

06/2017/0269 Old Methodist Chapel Chapel lane Complete 1

06/2018/1227 Garlick House Green Lane Catforth Complete 1

06/2016/0412
The Bents Woodfold Farm Crombleholme
Fold Goosnargh Complete 1

06/2018/0395 Broadith Cottage Broadith Lane Complete 1

06/2018/0171 Rigg Farm Rigg Lane Complete 0

06/2020/0115 Beacon View Back Lane Goosnargh Complete 1
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06/2019/1392 Barnsfold House Stoney Lane Goosnargh Complete 1

06/2016/0579 Woodlands barn Bartle Lane Bartle Complete 2

06/2016/0580 Woodlands barn Bartle Lane Bartle Complete 3

06/2018/0718
Land Between 3 Spa Cottages & Laburnum
House Bartle Lane Complete 2

06/2019/0782 Brookview House Barton Lane Complete 1

06/2017/0792 Cross House Farm Barton Lane Complete 1

06/2019/0268 Barton House Blackleach Lane Complete 1

06/2016/1233 Anderton Fold Farm 980 Garstang Road Under Construction 1

06/2019/0057 The Old School 730 Garstang Road Complete 1

06/2016/0573 37 Halfpenny Lane Longridge Complete 2

06/2018/0793 Edge Farm Hollowforth Lane Preston Complete 1

06/2014/0785
Spar House Farm Lewth Lane
Woodplumpton Complete 1

06/2016/0275
Former Wesleyan Methodist Church moorside
Lane Woodplumpton Complete 1

06/2018/1039 Land adj Paradise House Moorside Lane Complete 1

06/2018/0517 Newfield Tabley Lane Complete -1

06/2019/0947 28-30 Willow Crescent Preston Complete 2

06/2019/1319 16 Fir Tree Ave Preston Complete -1

06/2017/0641 1 Grange Place Preston Complete -1

06/2020/0032 19-20 Fishergate Hill Preston Complete 4

06/2018/1207 270 Garstang Road Preston Complete 0

06/2016/0209
Land off St Barnabus & St Pauls Road
Preston Complete 7

06/2016/0989 Mr Pickwicks 40-44 Meadow Street Preston Complete 6

06/2016/0296
Land south of South Lodge moor Park Ave
Preston Complete 1

06/2018/1290 71a New Hall Lane Preston Complete 1

06/2018/0132
Former Deepdale Mill Isherwood Street
Preston Complete 3

06/2016/0070 Unit 1 & 45 Bleasdale Street East Preston Complete 4

06/2018/1328 The Connolley centre Steeple View Preston Complete 7

06/2018/1042 Land off Half Penny Lane Longridge Under Construction 29

06/2019/0868 Land at Lady Bank Ave Preston Under Construction 2

06/2016/0936 10 Guildhall Street Preston Complete 2

06/2020/0105 179 Lancaster Road North Preston Complete 1

06/2019/0942 19 Ribblesdale Place Preston Complete 1

06/2016/0848 3-5 Fishergate Preston Complete 14

06/2019/0224 32 Avenham Lane Preston Complete 1

06/2018/0663 33 Ribblesdale Place Preston Complete 1

06/2018/0398 36 cannon Street Preston Complete 4

06/2019/0944 4 Starkie Street Preston Complete 1

06/2016/0237 Land north of Dovedale Ave Preston Complete 60

06/2018/0416 Ye Horns Inn Horns Lane Goosnargh Complete 4

06/2017/1154 42 West Cliff Preston Complete 31

06/2018/0127 8-10 Waltons Parade Preston Complete 17
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06/2015/0769 Land at D'Urton Lane Preston Under Construction 20

06/2016/0585 Eastway Nurseries Eastway Preston Under Construction 4

06/2015/0968
Land north of Eastway and south of D'Urton
Lane Preston Under Construction 66

06/2017/1087 Land West of Geoffrey Street Preston Complete 30

06/2016/1039 Land rr of Home Fell Goosnargh Lane Under Construction 6

06/2017/0004 Land rr of 122-152 Hoyles Lane Preston Complete 17

06/2019/0135 Land at Lady Bank Ave Preston Under Construction 16

06/2015/0243

Land adj to Cottam between Hoyles Lane
Sidgreaves Lane Lea Road and Lancaster
Canal Under Construction 48

06/2015/0282 Lightfoot Lane Preston Under Construction 51

06/2014/0442 Sandyforth Lane Preston Under Construction 27

06/2015/0530
Land north of Hoyles Lane and east of
Sidgreaves Lane Under Construction 40

06/2016/0002 Brookfield Farm Tabley Lane Complete 12

06/2019/1274 43-45 Glovers Court Preston Complete 10

06/2018/0641 450 Blackpool Road Preston Complete 1

06/2017/0906 3 Fleet Street Preston Complete 12

06/2016/0838
Sharoe Green Post Office 347 Garstang
Road Preston Complete 3

06/2015/0015 40 Thorntrees Ave Lea Complete 4

06/2019/0753 5-7 Plungington Road Preston Complete 2

06/2019/1173 121 London road Preston Complete 1

06/2017/0206 Guild House Cross Street Preston Complete 46

06/2017/0843 Union Court 2 Union Street Preston Complete 3

06/2016/1259 Winckley House 15 Cross Street Preston Complete 76

06/2017/0681 135-137 Fishwick Parade Preston Complete 1

06/2017/0076 Land adj 77 Church Ave Preston Complete 2

06/2018/0431 22 Egerton Road Preston Complete 1

06/2018/1397 Breakneck Farm Fernyhalgh Lane Preston Complete 1

06/2018/0157 South Planks 928 Garstang Road Complete 1

06/2018/0250 Land north of Inglewhite Road Complete 3

06/2018/0848
Land adj Fell View Cottage Pudding Pie Nook
Lane Broughton Complete 1

06/2019/0501 Plumpton green 103 Woodplumpton Road Complete 1

06/2014/0598
Land off Sandy Lane (Maxy House Farm)
Preston Under Construction 30

06/2017/0255 Former Cottam Brickworks Cottam Ave Under Construction 4

06/2017/0278 Land at Garstang Road Barton Under Construction 46

06/2017/1384 Haydock Grange Hoyles Lane Under Construction 72

06/2018/1405
Ingol Golf and Squash Club Phase 1 Land
West of Wychnor south of Lightfoot Lane Under Construction 6

06/2015/0546 Connemara Lightfoot Green Lane Preston Under Construction 39

06/2016/0504 Off Eastway Preston Under Construction 55

06/2018/1243 Land off Preston Road Preston Under Construction 15

06/2017/0324 Land West of The Weald Preston Under Construction 20
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06/2016/0493
Former Ridings Depot and land to north and
south of Whittingham Lane Under Construction 21

06/2017/0379
Harrison House Farm 76 Darkinson Lane
Preston Complete 8

06/2018/0585
Land to the north of Whittingham Road
Longridge Under Construction 7

Total 1121
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Appendix JS8: Analysis of future affordable housing supply in the Councils October 2020 Housing Land Position Statement

Local
Plan
Ref.

Planning Permission Address
Net gain
outstanding
at Oct 2020

Oct 20/21 -
Oct 24/25

Comments A/H

Smaller sites minus 10% discount 256 256 Small sites - no A/H 0

06/2019/0924 Bhailok Court Pole Street 176 176 Viability case - no A/H 0

HS1.14
06/2017/0840 &
06/2019/0169

Land at Inglewhite Rd (top section of north site) 221 154 40% A/H 62

06/2017/1311
(108 units) & 06/2018/0312
(198 units) & 06/2018/0703
(140 units) & 06/2019/0512
(130 units)

Red Rose House and Elizabeth House Lancaster Road Preston 130 130 Viability case - no A/H 0

MD1 06/2015/0243 Cottam Hall - Story Homes 136 120 30% A/H 36

MD2 06/2015/0968 Land North of Eastway and South of Durton Lane 167 120 15% on site and 15% off site contributions 18

MD2
06/2017/1384 &
06/2019/0585

Haydock Grange Hoyles Lane 173 120 30% A/H 36

MD2
06/2014/0442 &
06/2018/0592 &
06/2019/0565

Sandyforth Lane Preston 191 100 30% A/H 30

06/2014/0902 &
06/2018/1243

Land off Preston Rd Grimsargh 132 100 35% A/H 35

MD2 06/2015/0530 Land to the north of Hoyles lane and east of Sidgreave Lane 154 100 30% A/H 30

06/2019/1032 Ingol Golf Club RM (Bellway) 152 100 31.1% A/H 31

MD1 06/2017/0324 Land west of The Weald Preston 99 99 30% A/H 30

06/2017/0941 &
06/2019/0166

Land to the rear of 126A Whittingham Lane 97 97 35% A/H 34

06/2019/0974 Land at Sandy gate Lane Broughton 97 97 35% A/H 34

MD1 06/2017/0255 Former Cottam Brickworks Cottam Avenue (93 units) 89 89 No A/H on this component due to building of care home 0

MD2
06/2017/0366 &
06/2018/1415 &
06/2018/1415

Land Nth of Maxy House Fm Sandy Lane 213 84 30% A/H 25

MD2
06/2017/0831 &
06/2019/0908

Land north of Durton Lane Preston 250 84 30% A/H 25

MD1
New

06/2019/0114 Plots 1 - 3 Cottam Hall - Land East of Sidgreaves Lane S of Hoyles Lane & N of Lea Rd 141 84 30% A/H 25

HS1.14 06/2018/0585
Land to the North of Whittingham Road,
Longridge, Preston

76 76 30% A/H 23

MD2 06/2019/1114 248 Lightfoot Lane 89 70 100% A/H 70

06/2020/0375 Charles House 8/8A Winckley Square 70 70 Prior notification – no affordable 0

06/2018/0242 &
06/2020/0167

Land off Garstang Road Preston 68 68 100% A/H 68

MD1 06/2019/1210 Canberra Lane (Sidgreaves Lane, Lea Road) 68 68 30% A/H 20

HS1.14
06/2016/0493 &
06/2019/0336

Former Ridings Depot and land to north and south of, Whittingham Road, Longridge 67 67 30% A/H 20

06/2019/1049 Land South of Whittingham Lane Grimsargh 66 66 35% A/H 23

06/2016/1039 Land at rear of Holme Fell Goosnargh Lane 87 60 68% A/H 41

MD2
06/2015/0282 &
06/2016/1309 &
06/2018/0108

Lightfoot Lane Phase 2 57 57 30% A/H 17

06/2019/0499 Sports Hall 10-16 Garden Street 47 47 Viability case - no A/H 0

06/2015/0022 Miller Arcade, Lancaster Rd 45 45 Viability case - no A/H 0

06/2018/1385 Former St Josephs Social Club Cemetery Road Preston 44 44 100% A/H 44

06/2018/1405 Ingol Golf Club Phase 1 RM (Fellows 39 39 30% A/H 14

MD2 06/2015/0769 Land at D'Urton Lane, Broughton 38 38 30% A/H 11



Local
Plan
Ref.

Planning Permission Address
Net gain
outstanding
at Oct 2020

Oct 20/21 -
Oct 24/25

Comments A/H

06/2017/1104 Park House 472 Garstang Rd 38 38
8 units on site and off site contribution for 5 (35% in
total)

8

MD2 06/2018/0688 Land off Sandy Lane/Maxy House Road Cottam 36 36 14 units proposed due to redistribution from a larger site 14

06/2020/0413 Ribchester House Lancaster Road 36 36 Prior notification - no affordable 0

06/2017/0970 58 - 60 Guidhall Street 35 35 Prior notification - no affordable 0

06/2017/0724 &
06/2019/0925

Park House Farm Whittingham Lane Grimsargh 34 34 30% A/H 10

06/2015/0374 Glovers House, 35 Glovers Court 30 30 Viability case - no A/H 0

MD2
06/2015/0546 &
06/2017/1252 &
06/2017/1038

Connemara, Lightfoot Green Lane - Charles Church 30 30 30% A/H 9

06/2018/0746 Lancashire House 24 Winckley Square 29 29 Prior notification – no affordable 0

06/2018/1276 25 Grimshaw Street 28 28 Viability case - no A/H 0

06/2018/0469 6 Winckley Square Preston 25 25 Viability case - no A/H 0

06/2020/0287 Buckingham House Glovers Court 24 24 Prior notification - no affordable 0

MD2 06/2014/0598 Maxy House Farm 22 22 30% A/H 7

06/2018/1042 Land off Halfpenny Lane 22 22 100% A/H 22

MD1 06/2017/0256 Former Cottam Brickworks Cottam Avenue (21 units) 21 21 100% A/H 21

06/2017/0251 5-13, Market Street Preston 19 19 Viability case - no A/H 0

06/2019/0135 &
06/2019/0868

Lady Bank Avenue 19 19 30% A/H 6

06/2017/1432 &
06/2020/0443

Land east of Plumpton Field Preston 17 17 35% A/H 6

06/2020/0035 53 Garstang Road 17 17 Vacant building credit - no affordable 0

06/2018/1112 5-7 Cannon Street Preston 15 15 Prior notification - no affordable 0

06/2016/1165 5-7 Moor Park Avenue 14 14 Change of use - no 0

06/2018/0927 10 & 11 Camden Place Preston 14 14 Prior notification - no affordable 0

06/2018/1174 St Marys School St Marys Street 14 14 Change of use - no 0

06/2020/0365 Land to the rr of Maitland House Maitland Street 13 13 0 A/H 0

06/2017/0531 131 - 137 Market Street West 12 12 0 A/H 0

06/2019/1055 Land at West Park Avenue 12 12 0 A/H 0

06/2019/1125 7-11 Heatley Street 12 12 0 A/H 0

MD2 06/2013/0865 Haydock Grange, Hoyles Lane 11 11 30% A/H 3

06/2019/0783 12-14 & 16 Grimshaw Street 11 11 0 A/H 0

06/2018/0224 &
06/2017/0278 &
06/2015/0306

Land at Garstang Rd Barton 9 9 35% A/H 3

06/2018/1091 Kingsway Nurseries Newsham Hall Lane Preston 9 9 0 A/H 0

06/2019/0124 Land West of 208 Whittingham Lane 9 9 0 A/H 0

06/2019/0465 Land at Whittingham Road 9 9 0 A/H 0

06/2019/1068 Laburnum House Farm Bartle Lane 9 9 0 A/H 0

MD2 06/2020/0283 Ashdene 268 Hoyles Lane 9 9 0 A/H 0

06/2015/0159 15 Moor Park Avenue 8 8 0 A/H 0

06/2017/1103 Land adj Lloyds Pharmacy Longsands Lane Preston 8 8 0 A/H 0

06/2019/0213 Land to the rear of stables at 907 & 909 Whttingham Lane 8 8 35% A/H 3

06/2020/0246 15-17 Cambridge Walk 8 8 0 A/H 0

MD2 06/2018/1069 3 Nog Tow Bank Tabley Lane Preston 7 7 0 A/H 0

06/2019/0001 Garrison Hotel 193 Watling Street Road 7 7 0 A/H 0

06/2019/0458 40-43 Lune Street (ground floor & 1st floor) 7 7 0 A/H 0

06/2020/0051 Radar Station Site Whittingham Lane 7 7 0 A/H 0

06/2011/0469 Land adj 44 Geoffrey Street 6 6 0 A/H 0



Local
Plan
Ref.

Planning Permission Address
Net gain
outstanding
at Oct 2020

Oct 20/21 -
Oct 24/25

Comments A/H

06/2014/0936 &
06/2018/1258 &
06/2019/1397

Land to rear of The Uplands, Fulwood Row 6 6 0 A/H 0

06/2017/0631 43 Church Street 6 6 0 A/H 0

06/2018/0803 3 Orchard Street Preston 6 6 0 A/H 0

06/2018/1101 &
06/2018/1102

Land off Lea Road 6 6 0 A/H 0

06/2019/0168 Land South of Inglewhite Road adjacent Belmont Residential Home Preston 6 6 35% A/H 2

06/2019/0595 Burrow House Bartle Hall Garstang Road 6 6 0 A/H 0

06/2019/1243 18 Avenham Lane and 2 Great Avenham Street 6 6 0 A/H 0

06/2019/1397 The Uplands Fulwwod Row 6 6 0 A/H 0

06/2019/1458 Land adj rear of 74 & 76 Heathfield Drive 6 6 0 A/H 0

06/2020/0401 1-6 Cottam Lane Business Centre Cottam Lane 6 6 Prior notification - no affordable 0

06/2016/0579 Woodlands Barn Bartle Lane Bartle 5 5 0 A/H 0

06/2018/0256 &
06/2020/0007

Land to the north of Inglewhite Road Longridge 5 5 0 A/H 0

06/2018/0967 Broughton Hall Barn, midgery Lane 5 5 0 A/H 0

06/2018/1314 Land adj Broughton Tower Farm 5 5 0 A/H 0

06/2018/1322 Glovers House, 35 Glovers Court 5 5 0 A/H 0

06/2019/0436 40-43 Lune Street (2nd floor) 5 5 0 A/H 0

06/2019/0478 The Odd Chair Company The Studio & Workshop, Eaves Cottage Farm Eaves 5 5 0 A/H 0

06/2019/1297 Lower Lickhurst House Bleasdale Road 5 5 0 A/H 0

06/2020/0023 43 Westcliffe 5 5 0 A/H 0

06/2020/0367 639 Garstang Road 5 5 0 A/H 0

06/2020/0372 Church Hill Lodge Durton Lane 5 5 0 A/H 0

06/2020/0485 Inglemere Station Lane 5 5 0 A/H 0

HS1.4 06/2016/0585 Former Eastway Nurseries 4 4 0 A/H 0

MD2
06/2013/0195 &
06/2016/0504

Land off Eastway - Hollins 3 3 0 A/H 0

4,592 3,782 916
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Select Move Sub-Regional Choice Based Lettings Scheme

Common Allocation Policy 2018

1. Introduction and background

1.1 Introduction

This document represents the social housing allocation scheme for

Chorley Borough Council

Preston City Council

South Ribble Borough Council

The following Registered Providers

Accent Foundation
Community Gateway Association
Jigsaw Housing Group
Onward Homes
Great Places
Your Housing
Progress Housing Group
Places for People
Sage Housing

The Registered Providers will use this scheme to allocate a minimum of 75% of its

true voids in a financial year, and each provider may use their discretion to advertise

and allocate the other 25% using alternative platforms. In order to allow the local

authority to monitor the number and type of properties allocated within their area,

Registered Providers will use the Select Move IT system as the reporting mechanism

for recording all allocations regardless of which platform they have used.

When calculating the number of voids no account shall be taken of:

 Mutual Exchanges

 Successions

 Decants to facilitate major works or improvements, where the tenant will be
returning

The properties advertised through this policy will be a cross section of the quality,
location, size, and type of property owned or managed by the Registered Provider
that becomes vacant throughout the year. RSLs will work with the relevant Local
Authority if a more specific type and size of property is required in order for the Local
Authority to more effectively discharge their duty.

Once the property is placed on Select Move the Registered Provider cannot

advertise it on another platform until it has completed one full advertising cycle and
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the shortlist exhausted.  The Registered Provider can then advertise and allocate the

property through any platform. The local authorities and housing associations listed

above have signed a Memorandum of Understanding agreeing to this scheme under

a partnership arrangement to operate the Select Move sub- regional choice based

lettings scheme.

Registered Providers with housing in the Chorley, Preston and South Ribble areas

who are not Select Move partners will be subject to local nomination agreements

with local authorities to allocate properties.

1.2 Legal Framework

Local authorities are required by the Housing Act 1996 to have a published allocation

scheme and this document takes into account the requirements of the Act as

amended by the Homelessness Act 2002 and the Localism Act 2011. The scheme

incorporates the 2012 regulations concerning armed forces personnel and the 2015

Right to Move regulations and guidance and the Allocation Codes of Guidance 2012

& 2013. The policy has also been developed to remain compatible with other related

legislation and guidance, the details of which can be found at Appendix G    This

scheme will be revised as necessary to incorporate any subsequent legislation and

statutory guidance.

1.3 Governance

The Memorandum of Understanding provides that the scheme is managed by a

Steering Group that meets at least 6 times a year. An Operational Group meets at

least 6 times a year which reports on operational and performance matters.

1.4 Select Move website

A shared web based IT system, (the Select Move website) allows the partners to

operate a common housing application form, housing register and allocations policy.

The Select Move website provides an online housing application form, with

registered applicants able to place expressions of interest or bids for properties

advertised on the website.

The website provides other services including self -service housing advice, a mutual

exchange service, private rented and low cost home ownership information.

1.5 Policy Statement

The aim of the scheme is to ensure that homes are allocated to eligible and

qualifying applicants in a fair, consistent and accountable manner in accordance with

legislation and guidance.
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Homes will be allocated to applicants after taking into account the following: their

housing needs and choices, their financial situation and ability to manage a tenancy,

the local community and the locality whilst ensuring the best use of housing stock.

An allocation of housing is defined as the nomination of any person to be a secure,

introductory assured of fixed term tenant provided by a Local Housing Authority or

Registered Provider.

Allocations also include where a tenant is applying for a transfer from one Select

Move partner to another. In this case the tenant must have complied with the terms

of their tenancy to qualify to join the register.

1.6 Equality Statement

The Partners are committed to equality of opportunity and anti- discrimination in

relation to their service provision and seek to promote social inclusion. Applicants will

not be discriminated against when seeking or accessing accommodation in

accordance with the general equality duty set out in the Equality Act 2010.

Partners will ensure that everyone has an equal opportunity to access the Select

Move services  (subject to eligibility legislation) and they will ensure that the are

responsive to any special needs of  service users.

1.7 Consultation

Any significant changes to this policy will be approved by the relevant Board,

Committee or portfolio holder for each participating local authority and by the

relevant decision-making bodies of the Registered Providers as appropriate.  Any

significant changes will also be subject to consultation with relevant statutory and

voluntary sector organisations and tenant representatives and applicants to the

scheme. The Select Move Steering Group shall be responsible for determining

whether any proposed changes are significant and should be the subject of

consultation.

2. Applying to Select Move

2.1 Who can apply to join Select Move?

Housing legislation requires that applicants are assessed to determine whether by

law they are eligible for an allocation of accommodation. If the applicant is eligible,

their application is assessed against the Select Move qualifying criteria. The Select

Move partner receiving the application will be responsible for investigating and

determining the application, although transfer applications will be passed to the

tenant’s landlord for assessment. Applicants are notified in writing of the outcome of

their application. Current tenants of the partners will need to have been a tenant for

a minimum of 12 months before being allowed to join the register unless there are

exceptional circumstances.
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2.2 Eligibility Criteria

The Housing Act 1996 (as amended) states that the following types of household are

not eligible for a housing allocation and therefore cannot join the Select Move

scheme.

 Persons from abroad who the relevant Secretary of State has deemed

ineligible for an allocation of social housing.

 Persons subject to immigration control.

 Other persons from abroad who are ineligible as a result of legislation.

Where there are two or more applicants and one or more is classed as ineligible a

tenancy will only be granted to the eligible applicant(s).

2.3 Qualifying Criteria

An applicant will qualify to join the Select Move scheme if they are;

An eligible person and

Aged 16 or over. Persons aged 16 or 17 can qualify to join the scheme but will not

be made an offer of accommodation without a relevant support package being in

place that is agreed where necessary between the Local Authority and the

Registered Provider.

All applicants must demonstrate that they have a local connection by meeting one of

the following criteria. Local Connection will only be awarded to the specific area of

Chorley, Preston and/or South Ribble where they can evidence that they meet one

or more of the following criteria:

 The applicant must be able to demonstrate that they have lived 6 out of the

last 12 months or 3 out of the last 5 years continuously in the specific Local

Authority area.

 The applicant must be able to demonstrate that they have parents, children or

adult siblings who currently permanently reside in the specific Local Authority

area and have done so continuously for at least 5 years.

 The applicant is currently employed in the specific Local Authority area.

Employment is work that is not temporary or seasonal, is for at least 16 hours

per week and has been continual for at least 6 months and the applicant must

be working at the point an offer of a tenancy is made. (banding is global)

 The applicant is currently making a positive community contribution or

undertaken voluntary work in the specific Local Authority area for at least 10

hours per month over the last 12 months.

 The applicant needs to give or receive long term care, which is effective and

genuine to another person who permanently resides within the specific Local

Authority area and who could not otherwise manage without the care provided

Commented [l1]: Could priority to workers be across
Bouroughs?

Commented [RS2R1]: Added in and is in the banding as global
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and there is a need for the applicant to move into the area in order to facilitate

the provision of such long term care.

 The applicant at the time of the application is serving in or has formerly served

in the UK regular forces within the last 5 years.

 The applicant has recently ceased or will cease to be entitled to reside in

accommodation provided by the UK Government following the death of that

persons spouse or civil partner who has served in the UK regular forces and

their death was attributable wholly or partly to that service.

 The applicant at the time of the application is serving in or has formerly served

in the reserve forces and who is suffering from a serious injury, illness or

disability which is attributable wholly or partly to that service.

 Applicants/households that cannot demonstrate a local connection but have

an exception welfare need will be accepted on to the scheme e.g.

harassment, domestic abuse, witness protection etc.

 Applicants under the Right to Move Regulations i.e. social tenants moving into

the area to take up employment. See Appendix E.

3. Non- Qualifying Criteria

Applicants/household will not qualify to join the Select Move scheme if one of the

following applies:

3.1 Financial circumstances

The applicant/household is a current tenant of a Registered Provider and has any

outstanding housing related debt.

The applicant/household have a housing related debt such as rent arrears, repairs

recharges, leasehold service charges and/or sundry debts of £1000.01 or more that

can be proven by a social and/or private landlord. Applicants/household with housing

related debts of below £1000 will qualify provided that they have made and

maintained a repayment plan in accordance with the criteria below:

 Housing related debt under £500, an agreed repayment plan must have been

maintained for a minimum of 3 months before they can register.

 Housing related debt between £500.01 and £1000 an agreed repayment plan

must have been maintained for a minimum of 6 months and the debt must be

reduce to under £500 before they can register.

 Payments must be maintained under the plan before any offer of

accommodation is made.

The applicant or household member is an owner occupier or has equity in a property

(whether or not the property is located in the UK). Consideration of applications from

owner occupiers will be given where the Local Authority has a statutory duty to assist

e.g. homelessness or where the applicants housing needs can only be met by social

housing e.g. sheltered housing required.
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The applicant’s household has a gross annual income (including benefit income) of

£60,000 or more and/or have savings or assets greater than £30,000. These

amounts will be reviewed annually.

The applicant’s/household financial and personal circumstances are such that they

do not qualify for charitable housing assistance from a partner Registered Provider

that has charitable rules and objectives.

3.2 Support needs

If the applicants care and support needs are assessed by a partner organisation as

being such that an individual’s specific needs cannot be met in general or sheltered

accommodation they will not qualify for accommodation.

3.3 Unacceptable behaviour

Certain behaviour and/or convictions of the applicant(s) or household member may

result in them being disqualified from joining the scheme. Examples include where

the applicant or household member has:

Unspent criminal convictions that make them unsuitable to be a tenant due to the

threat or risk they pose. This will be determined by the information provided by

probation, police intelligence and evidence available via the approved protocol.

Engaged in anti-social behaviour such that action has been taken, or could have

been taken against that person such as a Civil Injunction, Criminal Behaviour Order,

Community Protection Notice, Demotion Order or Possession Order.

Previously been evicted by a Select Move partner and the reasons for the eviction

whether behavioural or financial are still considered a risk to the landlord.  The

applicant/household member has the right to appeal this decision. Appeals will be

considered by the Registered Provider that carried out the eviction. Any further

appeals will not be considered within 12 months.

Been convicted of using or allowing current or former accommodation to be used for

illegal and/or immoral purposes.

Been responsible for neglecting, damaging or abandoning a previous property.

Been responsible for providing false information in connection with making a housing

application and or obtaining a tenancy.

Been responsible for tenancy fraud.

When assessing whether the behaviour of the applicant or household member is

serious enough to disqualify them from joining the scheme, the following matters will

be considered by the Select Move partner assessing the application.
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Has the applicant or household member behaved in such a way that they are

considered to be unsuitable to be a tenant of a Select Move partner and at the time

of the application is the applicant or household member still considered to be

unsuitable to be a tenant of a Select Move partner by reason of their behaviour or

the behaviour of any person named on the application and if the behaviour is serious

enough to entitle a landlord to commence legal proceeding and/or the behaviour

poses a serious risk to staff of any Select Move partner, tenants of a Select Move

partner or the local community.

Partners will however consider the circumstances of each case individually and

applicants/household members are entitled to present any mitigating circumstances

and information for consideration. Consideration will also be given to those

applicants/household members with housing related debt and/ or convictions where

there is a statutory duty to assist by the Local Authority. These applicants will be

required to demonstrate a commitment to reducing the debt and the maintenance of

a repayment plan or improved behaviour or reduced risk.

3.4. Applicants who do not qualify

An applicant who is eligible but does not qualify for accommodation under this

scheme can apply to the partner landlord of their choice to be placed on the Open

Property Register (OPR) for low demand properties. OPR properties are not subject

to this scheme. Please see Appendix F for the OPR policy.

4. Application assessment

4.1 Verification

The registration process will involve verification checks and assessments carried out

by the partners to the scheme at application and offer stage, and it will be the

applicant’s responsibility to provide any evidence that is requested. This can include;

Evidence of eligibility for all persons named on the application or added to the

application and any of the following will be required as evidence for these persons

current passport, current national identify card, photo driving licence, birth certificate

and/or current benefit award letter dated within the last 3 months.  Proof of child

Benefit is required for children.

Affordability assessments will be undertaken on applicants and their households to

determine ability to sustain a tenancy financially.  If a tenancy is deemed to be

unaffordable, Select Move Partners are committed to providing information/advice

and sign posting to alternative options to support the applicant/household to obtain

accommodation. The outcome of the affordability assessment will not prevent the

application from being made active, however it may preclude an offer being made.

Evidence from the applicant that they have a local connection to at least one of the

Local Authority areas of Chorley, Preston or South Ribble.
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Obtaining references from the applicant/households current/former landlords.

Requesting information about the applicant/households current or former housing
related debts.

Requesting information about the applicant/households current or previous anti-social
behaviour.

Requesting information about an applicant/households offending history, for example
from the Probation Service further to disclosure about offending.

Undertaking inspections of the current property to ensure that the conditions of the
tenancy are being complied with and the details given on the application form are
correct.

Evidence of successful completion of pre-tenancy training if a request has been

made for the applicant to complete this training.

Until the verification checks have been completed and accepted as satisfactory by a

partner to the scheme an applicant will not be able to register an expression of

interest in a property.

4.2 Child Access

If an applicant has access to children, they will need to provide evidence such as a

copy of an access agreement, court order, custody or residence order or details of

their ex-partner where appropriate. In some areas applicants may only be offered

certain property types to make best use of the available housing stock and any offer

must be an affordable option.

4.3 False or withheld information

It is a criminal offence for any applicant to knowingly give false information or to
withhold information relevant to their application. An offence may be committed if an
applicant knowingly gives false information or knowingly withholds information which
has reasonably been requested at any stage of the application process. An offence is
also committed if the applicant allows a third party to provide false information on his
or her behalf, or at his or her instigation. In these circumstances action may be taken
with regard to the tenancy awarded and/or their application.

4.4 Change of circumstances

Applicants are required to notify a partner immediately of any change in circumstances
– for example:

A change of address for themselves or any person on the application;
Any additional person to be added to the application;
If any member of family or any other person on the application is no longer a party to
the application.
Any other change that might affect eligibility, qualification, banding or effective date.
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Where the applicant has not notified a partner of a change of circumstances and this
would have affected eligibility, qualification, banding or effective date any other partner
will be entitled to:

Withdraw an offer of accommodation
Skip the application during any short listing process
Close the application
Put the application in pending until all relevant information is received.

4.5 Deliberately worsening or changing circumstances

Where an applicant has deliberately worsened or changed their circumstances to gain
additional priority or gain a more favourable effective date or gain eligibility or
qualification, they will be assessed on their circumstances before their situation
changed.

Examples of these circumstances include:

An applicant has moved from suitable accommodation which was reasonable for them
to continue to reside in to accommodation that is less suitable;

An owner –occupier who has unnecessarily transferred their home to another person
within the last five years from the date of their application, unless such transfer was
necessary in order for that person to continue to occupy their home

An applicant who has unnecessarily dispersed, transferred or deprived themselves of
assets or money which could have been used to secure suitable accommodation
within the last five years from the date of their application;

An applicant who has moved family members or other persons into their home from
accommodation suitable for their needs such that the applicant’s home is now
unsuitable.

Priority will not be awarded to applicants who have moved into a property unless there
has been a change in circumstances

4.6 Priority

Priority for accommodation will be awarded in accordance with the following criteria;

Bedroom need. Households whose minimum bedroom need matches the bedroom

size of the property will be prioritised first.

Banding. The Select Move scheme operates with five bands A to E. Band A is the

highest priority and band E being the lowest.

Local connection. Those with a local connection to the local authority area of the

advertised property will be given preference in each band.
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Effective date. An effective date will be used to determine an applicant’s position

within the band after local connection has been taken into account.

Appendix A provides further detail of the shortlisting criteria.

4.7 Determining the Effective Date

The following criteria will be used to determine the effective date;

For a new applicant the effective date will be the date the application is received by a

Select Move partner.

If an applicant is subsequently awarded a higher band priority the banding date will

be the date the higher band priority was awarded.

If an applicant is subsequently awarded a lower band the banding date will be the

date the application was accepted onto the Select Move scheme – i.e. the original

effective date.

If an applicant is given priority because they are moving on from supported housing

the effective date will be the date they moved into the supported housing.

For qualifying and eligible current or former UK service personnel or their spouse or

civil partner who are in urgent housing need (Band A – C) as determined by a local

authority partner, the effective date will be backdated to equal their total period of

service in the UK armed forces (or the service of spouse or civil partner).

Where the applicant becomes homeless unintentionally within 2 years of accepting a

homeless duty private sector tenancy the effective date will be the date of the new

application.

5. Global and local banding categories

Every application is awarded a local and global band, these may differ. The local band
will reflect the priority awarded for housing within the applicant’s local authority area
only. The global band reflects the priority awarded across the partnership.  Priority
banding will only be awarded where an applicant’s circumstances are different from
when they took their tenancy.

5.1 The banding scheme

BAND A: Urgent Need Band

Medical/Welfare Grounds

GLOBAL

 An immediate life threatening or
progressive condition which is seriously
affected by the current housing and
where re-housing would solve or
alleviate that medical condition or make
it significantly easier to manage.- To be
agreed by a manager

Commented [l3]: IS this needed – see comment below very
similar statement, urgent need to move for medical is Band B also

Commented [RS4R3]: Added in to be agreed by a manager
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 A member of the household seeking
accommodation cannot be discharged
from hospital or rehabilitation
accommodation until suitable housing
is provided and the household had
settled accommodation      in a Select
Move partner’s area prior to hospital
admission.

 A member of the household is elderly,
disabled or has a progressive illness
and is likely to require admission to
hospital or residential/nursing care in
the immediate future and re-housing
would enable that person to remain
living at home. To be agreed by a
manager

 The household seeking
accommodation has welfare needs so
severe that the protection of vulnerable
adults or children is only possible if the
household were to move to a new
home and where the present
circumstances could deteriorate to
such an extent as to place household
members at risk, or in need of
residential care unless re-housing is
offered.

Care Leavers

GLOBAL

Care leavers who are threatened with
homelessness and who will continue to
be supported by their local Leaving
Care Team assessed through the
agreed protocol. Applicants are
awarded this category in accordance
with protocols between the Council’s
Housing and County Council Children
Services Department. An applicant
must be a former relevant child as
defined by the Children Leaving Care
Act 2002. They must have vulnerability
and urgent housing need that is best
met by the provision of long term settled
housing.

To release an Adapted property
GLOBAL

 Where a partner tenant does not
require a specially adapted property for
disabled use, and there is demand for
its use.

Exceptional need to move,
determined by partners within the
agreed procedures

 Agreed in exceptional circumstances
due to significant problems associated
with the applicants’ occupation of a
dwelling in the social or private rented

Commented [l5]: As above just for the “elderly” Urgent Need to
move for medical is Band B too.
Overall we feel there is a lot of scope for people to be placed in
Band A when really we think it should be for the high risk to life/
urgent discharge from hospital and homeless.

Commented [RS6R5]: Added in to be agreed by a manager
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Domestic Violence/MARAC, Racial,
Homophobic or Transgender
Harassment, witness or child
protection, management transfers

GLOBAL

sector and there is a high risk to the
tenant or their family’s safety if they
remain in the dwelling/area. For social
housing tenants transfers will be to
properties of the same size and type
where required, but locations or areas
are likely to change.  A list of cases that
could qualify is detailed in the policy.
See appendix D.

 Emergency need to move due to
exceptional circumstances where there
is high risk to the tenant or family’s
safety if they remain in the
dwelling/area.

 Urgent management transfer cases
accepted by a participating landlord or
waiting list cases accepted by a
participating local authority.

 Applicants who have been assessed by
the LA as being owed the
homelessness relief duty and who are
vulnerable as a result of being victims
of violence or harassment

 Applicants who have been assessed by
the LA as being unintentionally
homeless and in priority need as a
result of being victims of violence or
harassment

Statutory overcrowded
GLOBAL

 Those that are statutory overcrowded
as defined by the Housing Act 1985

Private Sector properties unsanitary or
unfit.

GLOBAL

 A private sector property either owned
or rented where a statutory notice has
been issued by the Environmental
Health Department that an unfit
property is to be demolished under the
Housing Act 2004

 They are a private sector tenant and
the Council has decided that the
property poses a Category 1 hazard
under the Health and Safety Fitness
Rating and the Council are satisfied
that the problem cannot be resolved by
the landlord within 6 months and as a
result continuing to occupy the
accommodation will pose a risk to the
applicant’s health.  This includes a
property that has severe damp, major
structural defects including
subsidence, flooding, collapse of the
roof or have living conditions which are
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a statutory nuisance, and there is no
prospect of the problems being
remedied within a 6 month time period.

Supported Accommodation

GLOBAL

 Applicants leaving supported
accommodation and have been
assessed by the support provider as
ready for independent living via the
approved route in each partner local
authority and the resulting vacancy can
be used by someone else who needs
the support.

Homeless households owed a full
homeless duty under section 193(2)
or 195(2) Housing Act 1996

LOCAL

 Statutory homeless cases accepted by
local authorities within the scheme.

Band B:

Overcrowded
GLOBAL

 An applicant who needs to move due to
severe overcrowding – short by 2 or
more bedrooms in accordance with the
criteria in Appendix A Table 2 .

Medical mobility cases / Medical
grounds

GLOBAL

 An applicant who have an urgent need to
move on medical grounds because their
current home is having a severe adverse
effect on the health of a member of the
household. The household includes a
child or young person with a long term
disability or learning difficulty, who needs
to access specialist education or training
facilities and cannot do so from their
present home. Supporting evidence
must be provided.

Essential Care

LOCAL

 The household includes a person who
receives/provides or needs to
receive/provide essential long term care
to someone in any part of the Select
Move area and they cannot deliver that
care effectively from their current
location.

 Approved foster carers and adopters
who require larger accommodation on
the recommendation of children’s
services.
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Applicants owed a prevention or
relief duty – Band B priority to be
awarded by the LA after a 3 month
period with waiting time continued

LOCAL

Applicants owed a Prevention or Relief duty
who are engaging with the Local Authority and
their personal housing plan and who are actively
bidding

Applicants who are owed a relief
duty by the LA and are entitled to
accommodation under section 188
of the Housing Act - priority to be
awarded immediately that the
section 188 duty arises with waiting
time continued

LOCAL

 Applicants that the LA assess are owed
a relief duty and are entitled to temporary
accommodation

Right to Move
Local

 Existing social tenants needing to move
into the Select Move area for
employment reasons see Appendix E

Band C

Applicants who are owed the
homelessness prevention or relief
duty – priority kept under review for a
3 month period

Applicants who the LA assess as being
owed the homelessness prevention or
relief duty.  Band B to be awarded with
waiting time continued after a 3 month
period with waiting time continued
subject to engagement with the LA and
personal housing plan and actively
bidding on properties

Hardship and welfare

LOCAL

 An applicant who needs to move to a
particular locality and otherwise would
suffer significant hardship to themselves
or to a member of their household

Under Occupying

GLOBAL

 A tenant of a partner housing association
under occupying family housing by two or
more bedrooms in accordance with the
criteria in Appendix A Table 2  or
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 A tenant of a partner housing association
seeking a move to non-family housing
that will free up a house to enable use by
a family.

Applicants with dependent children
living in accommodation that lacks
level access

GLOBAL

 An applicant without ground level access
or in upper floor accommodation who
lives with at least one child under the age
of 5, including pregnant women once
their Mat B1 has been received.

Applicants living in accommodation
that lacks basic facilities

GLOBAL

 Applicants without access to any of the
following:

1. Bath or Shower
2. A toilet
3. Cooking facilities
4. Running hot water supplies

Electric/gas needed for essential
activities

Subject to verification by the local authority.

E Band

No Housing Need
GLOBAL

 Applicants that do not qualify for
additional preference but would like to
move to alternative accommodation.

Band D

Applicants not assessed as being
owed a reasonable preference but
who meet the partnership positive
community criteria

GLOBAL

 An applicant employed or undertaking
training within the borough to which they
are applying.

 An applicant that can demonstrate a
contribution to the local community such
as voluntary work. This could be specific
to the area where the work takes place
or could be positive work on an estate.

 An applicant with a family connection to
the specific area which is required due to
giving or receiving care or specific
support purposes.



Under-Occupancy
GLOBAL

 Partner tenants who are under-
occupying

Households Over-Occupying by 1
bedroom.
GLOBAL

 Households over-occupying by 1
bedroom according to the bedroom
standard as detailed in Appendix A
Table 2 regardless of household type or
landlord.

Commented [l7]: Is this needed? We have a lot of upper floor
flats which are 2bed, this gives people a band C to move on from
these…
If living in an upper floor flat is having an impact on health then we
could award medical priority surely?

Commented [RS8R7]: Please check wording on page 9

Commented [l9]: The team has asked us to consider an extra
social and welfare band in D, for those who require some type of
adaptation but are managing ok for the time being..  IE: needing
level access shower but managing through other adaptations
currently.

The team would also like to propose like in MHC if 2 of the options
for Band are awarded then the applicant can be given a C.

Commented [RS10R9]: Hardship and welfare added in band C

Group decided against the second point
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6. Allocations and lettings

6.1 Quota system

When advertising properties on the Select Move scheme, partners will use the
following quota system:

Band A 40%
Band B 30%
Band C 20%
Band D 10%
Band E 0%

6.2 Advertising

Properties will be advertised as and when notice is received and therefore will be

uploaded at anytime between a Monday and Friday to the website.

Each listed property will have a closing date within which the customers will need to

register their bid.

Large family homes of 4 bedrooms or more including 3 bed parlour homes,

bungalows and newly built homes will be advertised for a minimum of one week

including weekends and bank holidays as will any properties with adaptations.

All other properties advertised on Select Move will be advertised for a minimum of 5

days including weekends and bank holidays.

6.3 Direct matches

A direct match will occur where a property has been identified for a particular

applicant and which has been approved by a senior manager in the partner

organisation making the match.

Direct matches are used in exceptional circumstances for emergency re-housing

such as fire, flood, major incident, urgent major repairs, witness protection, child

protection, serious domestic abuse or other exceptional housing management

reason.  Instances of direct matching will be monitored by the Operational Group for

compliance with the shortlisting and offers procedure.

6.4 Numbers of expressions of interest, numbers of offers and other
restrictions

An applicant who has been accepted as statutory homeless by a Local Authority will
receive one suitable offer of accommodation which can be from the social rented or
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private rented sector as determined by the local authority. If a homeless applicant
refuses one suitable offer of accommodation then the applicant will lose their
reasonable preference banding and will be placed in a lower band to reflect their
housing needs. The Local Authority will have no further legal duty to provide
accommodation. If an applicant wishes to request a review in relation to the suitability
of an offer or their status as a homeless applicant they must make an application to
the relevant local authority.

Applicants awarded band A or band B priority may lose their priority status if they
refuse an offer of accommodation for which they, or their proxy, bid and the property
is considered suitable taking into account:

The size of the property
The physical access to the property and the internal layout
The facilities provided
The location of the property and
It was accurately described on the Select Move advertisement.

Any applicants in band A and band B will have their application reviewed every 10
weeks to ensure that the applicant is expressing an interest on suitable vacancies
advertised.  . Where the applicant fails to express an interest their band placement will
be formally reviewed and in appropriate circumstances expressions of interest will be
placed on their behalf. Where priority has been awarded by the Local Authority under
homelessness duties the Local Authority will have the discretion to review the
application weekly.  This includes applicants awarded Band C priority by the Local
Authority

6.5 Offers of accommodation

An offer of accommodation can be made by telephone, e-mail or in writing subject to
the contact details on the application form.

It is the responsibility of the applicant to ensure that their personal contact details are
kept up to date and that they notify Select Move of any planned holidays or expected
absences.

If an applicant does not reply to an offer within 2 working days, or 24 hours if the
property is ready to let, the offer will be deemed to be withdrawn. A further attempt will
be made to contact the applicant within 10 working days to determine whether they
wish to remain on the list. If there is still no response, the application will be closed.

If an applicant banded A to C by a Local Authority fails to reply the relevant Local
Authority will be informed in order that further efforts can be made to contact the
applicant.

6.6 Planning restrictions

Planning requirements may restrict which applicants can be considered for a particular
property e.g. must live in a particular area etc. These restrictions will be clearly set out
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in the advertisement by the partner and short listing decisions will be only be made by
the partner in accordance with the requirements of the planning consent.

6.7 Local Lettings Policies

Select Move partners may draw up local lettings policies that are aimed at creating
and maintaining sustainable communities which are: time limited and consulted with
the Local Authority and stakeholders and agreed with the Steering Group.

Applicants may as part of a local lettings plan be required to attend training to
demonstrate their ability to sustain a tenancy.  Where training is identified as being
necessary, the applicant will need to successfully complete this training before an offer
of accommodation is confirmed.

Local lettings policies must be formally publicised by the partner implementing the

policy and must also carry out an equality impact assessment.

6.8 High risk ex-offenders

Applicants who are considered by relevant agencies as high risk ex-offenders will be

required to have an appropriate risk assessment with partner or multi agencies

before an offer of accommodation is made. The aim of this risk assessment will be to

ensure that appropriate support and/or supervision is in place before the offer of

accommodation is made. This may mean that restrictions will be placed on the

property type and/or location offered.

6.9 Vulnerable applicants

Each partner is committed to equality of access to the Select Move scheme.

Applicants with special or specific needs and vulnerable applicants will be provided

with appropriate assistance. Any support plans submitted must be agreed with the

relevant partner. Assistance may also include auto bidding, bidding by telephone, or

staff assisted bidding.

A proxy may place bids on the applicant’s behalf with the applicant’s agreement

where a proxy is required or requested.

6.10 Sheltered housing

An applicant for sheltered housing must normally be aged 55 or over or have a need

for sheltered accommodation due to a disability or some other vulnerability. An

assessment of the applicants need for sheltered housing will be undertaken. It is a

condition of all tenancies in sheltered housing schemes that tenants agree to accept

the services offered.  Separate charges are made for these services in addition to

the rent. Further details are available from each sheltered scheme.

6.11 Supported accommodation
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There is a range of supported accommodation available in each local authority area.

However apart from older persons accommodation supported accommodation is not

available through Select Move.

An applicant wishing to access supported accommodation should contact their Local

Authority housing options service for more information.

6.12 Care and support needs

If an applicant has high care or support needs and an assessment indicates that they

may have specific requirements Partners may make a referral to Social Services

requesting a needs assessment if there is not already one in place. Select Move will

work with Social Services to allocate accommodation in accordance with an

applicant’s care and support plan, but there may be cases where there will be no

prospect of Select Move partners being able to offer accommodation.

7. Closing applications, Reviews and Complaints

7.1 Closing or cancelling applications

An application will be closed from the housing register in the following

circumstances:

At the request of the applicant.

If the applicant becomes ineligible or no longer qualifies under this policy.

When the applicant has been housed through the scheme.

When a tenant of social housing completes a mutual exchange.

If the applicant fails to respond to a request for further information within 28 working

days.

Where an applicant has refused three reasonable offers within the past 12 months

their application may be closed and will not be allowed to re-apply to the register for

a 6 month period.  In this case the applicant will be required to re-register and will

lose their time on the register.

Where an applicant fails to respond to a review of their application.

Where there are reasonable reasons for the applicant failing to make contact or

repeatedly refusing accommodation, or where there is new and relevant information,

an applicant can request to be reinstated on the register.  Upon reinstatement their

original banding and effective date will be awarded.  Requests to be reinstated on

the register must be made within 3 months of removal.

An applicant whose application has been closed can apply to re- join the register in

which case they will receive a new effective date in accordance with this policy.

Commented [l11]: Do we need to include here something about
the processing partner will close the application?  Decision needs to
be made when a debt is with a partner landlord that the application
isnt passed over to them to close..  we wont be able to do this once
we lock down the system or will we??

Commented [RS12R11]: To go in procedures
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7.2 Annual review of applications

Every application on the register will be reviewed at least annually on the

anniversary of its entry on the register.

7.3 Requesting a Review

An applicant has the right to request a review of any decision made on their

application if they are not satisfied with any decision made, for example the banding

awarded or effective date applied.

The applicant or someone authorised to act on their behalf must notify in writing the

Select Move partner dealing with their application within 28 days of the date on

which the applicant is notified of the decision. The notification must set out the

grounds for the review.  The relevant local authority will deal with any decisions

about homelessness duty or housing options.

The review will be carried out by a member of staff of the partner organisation

dealing with the applicant who is senior to the person who made the original

decision. The review will exclude any staff that may have had any influence or

involvement in the original decision.  The applicant will be given the opportunity to

submit any further information that they may want the reviewing officer to consider.

The applicant will also be informed of the right to make oral representations as well

as written representations.

The review is a reconsideration of the case and is not limited to the facts at the date

of the original decision and will be made on the relevant information available at the

time of the review.  In addition to any information provided by the applicant, the

reviewing officer may ask for further information that is reasonably required to make

a decision.  The merits of each case will be considered on an individual basis.

Select Move partners’ will aim to complete all reviews within 28 days of receiving all

relevant unless a longer period has been agreed with the applicant. If the reviewing

officer decides that there is deficiency or irregularity in the original decision, or the

manner in which it was made, but still decides to make a decision which is against

the interests of the applicant on one or more issues, the reviewing officer shall notify

the applicant (a) that the reviewer is so minded and the reasons why; and (b) that the

applicant, or someone acting on his behalf, may make representations to the

reviewer orally or in writing or both.  The applicant will be informed of the outcome in

writing.  If the original decision is upheld, the applicant will be informed of the

reasons for this decision. Where a decision has been made in line with Select Move’s

policies and procedures, applicants may not have the right to invoke a partner’s complaints

policy to challenge the decision again.

Local Government Ombudsman (LGO)
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The LGO is an independent organisation which considers complaints about how a

local authority has dealt with an application or request for a service for example how

the authority discharges its homelessness duty under the allocation scheme.

The LGO website is www.lgo.org.uk

The LGO address is

PO Box 4471, Coventry, CV4 0EH

The Housing Ombudsman (HO)

The HO is an independent organisation which considers complaints about how a

housing association dealt with an application or request for a service for example

mutual exchanges or transfers.

The HO website is www.housing-ombudsman.org.uk

The HO address is

81 Aldwych, London, WC2B 4HN

The HO website provides advice about which service applicants should contact

according to the type of complaint they have.

Appendix A

Shortlisting Criteria

When short listing those applicants who have expressed an interest in a property
advertised on the Select Move scheme the following criteria will be followed:

Table 1

1. Bedroom Need The overriding criteria which will be used
to shortlist applicants who have
expressed an interest in a property whose
minimum bedroom need matches the
number of bedrooms in the property.

An applicant whose minimum need is
higher than the number of bedrooms in a
property will not be able to bid on the
property as they would be over-
occupying.

Applicants who are assessed as being
able to manage in smaller properties will
have their bedroom need over ridden
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providing this does not go over the space
standard.

Applicants/households that have a desire
to live in a larger home will be allowed to
bid on a larger property providing they can
demonstrate that they are financially able
to sustain the larger home.  These
applicants/households will be shortlisted
below applicants that have the actual
bedroom need requirement.

For applicants with a lower than minimum
bedroom need please see the foot of this
table

2. Banding Properties will be advertised in housing
need bands in accordance with the quotas
in the allocations policy.

An applicant who bids will be given priority
if they are awarded the band that the
property is advertised in (subject to
matching bedroom criteria).  An applicant
not in the band the property is advertised
in will be considered in descending order
starting with the highest band the property
was not advertised in with A being the
highest and E being the lowest.  For
example for a property advertised in band
B, Applicant with B band would be
prioritised followed by A, C, D and E
bands.

3. Connection to Local Authority Priority of an applicant within each band
will be given first to applicants who have a
local connection to the local authority
where the advertised property is located.
This applies to all bands and sub-
categories.

An applicant without a connection to the
local authority in which the property is
advertised, but has a connection to at
least one of the other Select Move local
authorities with then be short listed.

It is possible for an applicant to have a
local connection to more than one local
authority.
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4. Effective Banding Date Within each band and after taking into
account local connection, an applicant will
be short listed in order of the earliest
effective banding date.

In certain circumstances the effective
banding date may precede the application
date.

Each property shortlist will follow the above procedure for each applicant with a
matching bedroom need. The process will then be repeated for each applicant who
will be under-occupying with the closest bedroom requirement.
Applicants who have the assessed need for a larger property will always be
considered before those that have been financially approved for a larger property.

Although under-occupying applicants will be short listed under no circumstances is
there any obligation on a partner to offer a property to an applicant who will under-
occupy as this is not effective use of housing stock. An applicant who would be
under occupying a property would only be offered the property if they can
demonstrate it is economically viable.

An applicant deemed to be under-occupying will be required to sign a disclaimer
acknowledging that housing benefit (or equivalent state benefit) may not cover the
full housing cost of their property.  All applicants will need to demonstrate their
ability to sustain a tenancy.

In determining the minimum bedroom need the following criteria will be taken into
account:

Table 2

Single people and
couples

One bedroom accommodation need unless any of the
following apply:

 The need for an additional bedroom for a carer as
provided by the Welfare Reform Act 2012 and
regulations made thereunder.

 Proof of pregnancy is provided by MatB1

Families  One bedroom for the applicant including his or her
partner.

 One bedroom for each member of the household
over the age of 16. A couple will be allocated one
bedroom.

 One bedroom for up to 2 children of the same sex
up to the age of 16.

 One bedroom for up to 2 children of different sexes
up to the age of 10

Open Market Property and ‘Immediately Available Home’ adverts will only be used
once the property has been through one full advertising cycle. Where the same type
of property in the same area has been advertised within the last month and not be let
then these properties may be advertised instantly in the Immediately Available Homes
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section of the website.. These properties will then be allocated outside of the Select
Move shortlisting criteria, allowing for any eligible applicant to be successful regardless
of their position on the shortlist.

Appendix B

Data Protection

The Select Move Scheme and its partners will make every effort to keep information
provided by applicants safe and confidential. They will comply with all policies on data
protection. The Data Protection Act 1998 provides an applicant with the right to request
a copy of their records held on the Select Move allocations system.  An applicant
wishing to see and receive a copy of their records should make a written request to
the partner responsible for registering their application.

All information received relating to an application will be treated as confidential.  The
Data Protection Act 1998 prevents the disclosure of any such information to any other
person without the applicants consent.

Information may be shared about the individual and their history irrespective of
whether their consent has been obtained in exceptional circumstances, which will
include:-

 in accordance with the provisions of the Crime and Disorder Act 1998
(section 115)

 For the purposes of the prevention or detection of a crime

 Where there is a serious threat to the applicant or a third party including staff
or contractors of a partner or any other organisation.

 Where information is relevant to the management or support duties of the
proposed landlord or support organisation to ensure the health and safety
of the applicant, a member of his or her household, or a member of staff

Any application that has a cancelled, closed or suspended status for 6 years will be
archived off the system, likewise any attachment to a live application will also be
archived after 6 years..
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Appendix C

Allocations – Maintaining Standards of Probity

Section 122 of the Housing and Regeneration Act 2008 restricts the making of a gift,

and the payment of a dividend and bonus, by a non-profit registered provider to-

a. A member or former member of the registered provider

b. A member of the family of a member or former member

c. A company which has as a director a person within paragraph (a) or (b).

To ensure compliance with the Act and in accordance with best practice in the

granting of tenancies all applicants are asked to disclose any relationship that exists

between them and members or employees of the partners to the Select Move

scheme.

Each partner housing association shall have in place a policy to ensure that the

allocation of properties to board members and employees (or their immediate

families) is dealt with in a fair and transparent manner and in accordance with the

Select Move policy.

Each local authority partner shall assess in the normal way any application for

housing from local authority member or employees (or their immediate families) but

registration, eligibility, the assessment of housing need and any offer of

accommodation shall be approved by a senior manager within the local authority.

Family member
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A family member is not defined in the Act and the Select Move partnership considers

that someone’s husband, wife, partner, parents, grandparents, children,

grandchildren, brothers; sisters would be included and that similar relations by

marriage or other partnership would also count as a family member. This should not

be confused with the definition of close family members as detailed in the local

connection provisions for qualification to join the register.

Appendix D

Domestic Abuse

The applicant will be awarded Band A priority due to domestic abuse where it can be
assessed that they are in imminent danger if they remain at their address. The
assessment will be undertaken through the Multi Agency Risk Assessment
Conference (MARAC) process or relevant Select Move partner in conjunction with
appropriate support agencies.

Band A will not be awarded where:

 The perpetrator is included on the application form

 The applicant is requesting a move to an area which is near to where the
alleged perpetrator is living or where the alleged perpetrator has close family
networks.

Band A priority awarded will be time limited and reviewed by the partner organisation
that awarded the priority on a regular basis. Priority will be removed where:

 The need for an immediate or urgent move is no longer there;

 Suitable vacancies arise and the applicant does not bid;

 A suitable offer has been made and refused.

Where the applicant is a tenant of a partner organisation and the partner organisation
has suitable properties in the areas requested by the applicant then Band A priority
will not be awarded. In these cases the partner organisation will arrange a ‘direct
match’ of the applicant to the property.
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Appendix E

Right to Move – Statutory guidance on social housing allocations for local housing

authorities in England

An existing social housing tenant (living outside the Select Move area) will not be

disqualified on the grounds of no local connection if they: have reasonable

preference under s166(3)(e) because of a need to move to the districts of Chorley,

Preston or South Ribble to avoid hardship, and need to move because the tenant

works in the districts of Chorley, Preston or South Ribble or need to move to take up

an offer of work in the districts of Chorley, Preston or South Ribble.

If the criteria above are met then the applicant will be awarded local band B to the

relevant district for:

“An applicant who needs to move to a particular locality and otherwise would suffer
significant hardship to themselves or a member of their household and where a
financial assessment into that hardship has been undertaken”.

Whether or not the applicant meets the above criteria isn’t solely determined by the
need to move for work, but that it would cause them hardship if they were able to do
so.

Definition of Work

 Work should be a permanent contract or one with a minimum term of 12
months.
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 Work should be of 16 or more hours a week (unless it can be demonstrated
that the earnings are substantial).

 Work should not be voluntary.

 Work can include apprenticeships.

 The relevant district should be the main place of work.

 In the case of self-employed tenants, work should be regular as opposed to
intermittent

Distance, time and travel costs

When determining hardship, the time taken to travel to work and the cost of the
travel should be taken into account.  The Select Move partnership considers the
following criteria could suggest hardship:

Travel time to get to work is in excess of an hour each way (personal or public
depending on circumstances). Travel costs are more than £15 per day or 25% of net
income from the employment. There is no transport available at all.
Other factors

These factors are all considered on a case by case basis as to whether hardship
would be faced by the applicant if they could not move:

 Would failure to move mean the applicant would lose an opportunity to gain a
better job/promotion, an apprenticeship, increase hours/pay or move from
unemployment to employment.

 If the nature of work likely to be available closer to the applicant’s home.

 Personal factors including care responsibilities and medical conditions
affected by the tenant not being able to move closer to work.

 Any other situation where hardship would be demonstrable if the tenant could
not move.

Discretion

Every application will be dealt with on a case by case basis allowing all
circumstances and variables to be considered.

Proof of Work

A combination of the following can used as to prove that work or a job offer is
genuine:

 Contract of employment (particularly if stating main place of work).
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 Wage slips showing hours worked (particularly if zero hours contract) but they
are unlikely to evidence the location of work.

 A letter offering employment (it is likely that the employer will be contacted to
confirm acceptance).

 A letter from an employer to prove the work and location.

Right to Move Quota

1% of a Partner Landlords lets will be prioritised for Right to Move applicants based
on the total of the previous year’s lettings by the landlord in each district.  The
number of Right to Move lets will be rounded up to the nearest whole figure, and
prioritised for Band B with the advert stating that ‘applicants from outside the Select
Move area who need to move for work and have been awarded Band B for Hardship
will be prioritised’. The quota level will be reviewed annually based on demand.

Appendix F

SELECT MOVE

OPEN PROPERTY REGISTER POLICY

1. Select Move is the choice based lettings system for Preston, South Ribble and
Chorley. Members of the Select Move Partnership let 75% of their properties for rent
through the Select Move scheme.

Aims of Policy

2. The aims of this policy are to:

a) ensure that partners can let properties for which there is no demand from ‘non
qualifying’ Select Move applicants;

b) provide non qualifying applicants with clarity as to how properties are allocated under
the Open Property Register (OPR).

3. Applicants on the OPR will be free to bid on all properties advertised on Select Move
and which are designated by partners as open to OPR applicants but will only be
considered if the property attracts no bids from suitable qualifying applicants and is
deemed to be suitable for OPR applicants by the advertising partner.

4. The advertising partner will be responsible for agreeing with the relevant local
authority those properties that shall be advertised to OPR bids and those which shall

Page 29 of 31



Policy 2018 Page 30

not, e.g.  properties subject to a s106 agreement specifying a local connection.
Unless otherwise agreed with the local authority, the partner shall be free to allocate
the property using whatever criteria they deem appropriate subject to:

a) fulfilling their own charitable objectives;

b) complying with relevant legislation;

c) including details of the property in an annual report to the Select Move Partnership
and the relevant local authority detailing all properties let to OPR applicants.

5. The Partnership will also monitor the letting via the OPR through the production of
quarterly monitoring reports.

Equality

6. The partners are committed to equality of opportunity and anti-discrimination and to
promoting social inclusion and will endeavour to ensure that everyone has an equal
opportunity to access the OPR.

7. Persons who apply to the Select Move register and who do not meet the qualifying
criteria for Select Move under sections 2’ 3 and 4 of the Select Move policy shall be
registered on the Open Property Register (OPR) for “low demand” properties except
that an applicant will not be considered if the applicant or anyone included on their
application has :

a) engaged in anti-social behaviour such that action has been or could have been taken
against them, e.g. injunction, ASBO, demotion order, possession order;

b) been convicted of a serious offence that has not been spent and is likely to pose a
threat or risk to any partner of the scheme, tenants, local community or staff;

c) housing related debt of £1,000.01 or more such as rent arrears or sundry debts,
including debts to a private landlord.  However once the debt has been reduced to
£1,000.00 the applicant can re-apply;

d) housing related debt of £1,000.00 or less and have not made and/or maintained a
repayment plan for a minimum of six months;

e) failed the habitual residence test and has insufficient funds otherwise to maintain a
tenancy;

f) care and support needs that, having been assessed by a partner organisation,
cannot be met through the provision of sheltered or general needs accommodation;

g) previously been evicted by a Select Move partner and are still considered a risk to
the landlord.

7. References for an OPR applicant will normally only be taken up at the point of an
offer of accommodation.  Acceptance onto the OPR does not mean, and shall not be
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taken to imply, that an applicant on the OPR shall be entitled to receive an offer of
accommodation.

False Or Withheld Information

8. It is a criminal offence for any applicant to knowingly or recklessly give false
information or to withhold information relevant to their application. An offence may be
committed if an applicant knowingly or recklessly gives false information or withholds
such information which has reasonably been requested on the housing application
form or otherwise by the partner organisation. An offence is also committed if the
applicant allows a third party to provide false information on his or her behalf, or at
his or her instigation. In these circumstances the partner organisation may seek to
repossess the property from the applicant.

Review of Policy

9. This policy shall be reviewed at least annually.

Appendix G

Legal Framework

In addition to ensuring the  allocation policy meets the duties imposed under the

Housing Act 1996, there are several statutes  and codes of practice that the policy

has to remain compatible with. These include

The Human Rights Act 1998
Data Protection Act 1998
Freedom of Information Act 2000
The Equality Act 2010
Children Act 1989
Crime & Disorder Act 1998
Homelessness Act 2002
Equality and Human Rights Commission (Code of Practice on Racial Equality
in Housing – September 2006)
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Applicants barred by local
connection rules
NEWS 11/03/16 8:00 AM BY SOPHIE BARNES

More than half of councils to respond to an
Inside Housing survey have imposed new local
connection rules to slash their waiting lists.

An exclusive Inside Housing survey
reveals 159 English councils have struck
237,793 people off their waiting lists and
barred a further 42,994 new applicants
since the Localism Act came into effect in
June 2012. Ninety councils, or 57% of

respondents, have introduced a requirement that applicants
have a connection to the local area.

Melanie Rees, head of policy at the Chartered Institute of
Housing, said the requirements “generally aren’t good practice”
as they can be “discriminatory depending on how long they’re
applied”. Twenty-six councils require a person to have lived in
the area for three years or more.

The research suggests a surge in the number of people
removed or barred from waiting lists. In a similar survey of 126
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removed or barred from waiting lists. In a similar survey of 126
councils two years ago, 113,000 people had been removed or
barred.

There have been 775 occasions since 2012 where a decision
to remove an applicant from the waiting list or refuse access
has been reversed after it was contested.

Current statutory guidance says councils should require a
person to live in the borough for at least two years before they
are considered for social housing.

However, the government plans to increase this to four years
as part of a deal struck with the European Union prior to the
referendum in June.

A spokesperson for the Local Government Association said the
Housing and Planning Bill will cut investment in council
housing and pressure local authorities to “further reconsider”
their policies.

Glen Hearnden, portfolio holder for housing at Harrow Council,
which has introduced stricter criteria, said the demand for
housing “far exceeds supply”.

Other restrictions include means-testing income and barring
people with rent arrears. Some people will have voluntarily
come off the register, or moved out of the area. However, 39
councils, or 25%, have made no changes to their allocations
policy since the Localism Act passed into law.

A Local Government Ombudsman report published in January
said there had been a 13% increase in complaints about
housing allocations.

A Department for Communities and Local Government
spokesperson said Inside Housing’s research was
“unnecessary scaremongering”.
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Home	Truths
The	housing	crisis	in
the	North	West

Created	in	December	2020

Solving	the	housing	crisis

Housing	associations	are	united	by	a	single	purpose	–	to	ensure	everyone
in	the	country	can	live	in	a	quality	home	that	they	can	afford.

We	meet	shifting	housing	needs	by	building	more	homes,	by	providing
extra	support	when	it’s	needed	and	by	innovating	to	tackle	the
challenges	people	face.

We	generate	income	which	doesn’t	go	to	shareholders	so	we	can	reinvest
all	our	profits	in	homes	and	communities.	That's	what	we	have	always
done;	it's	what	we	will	always	do.

If	you	share	our	sense	of	purpose,	we	want	to	work	with	you.	If	you	want
to	end	the	housing	crisis,	you	need	to	work	with	us.

North	West England

Income	required	for	80%
mortgage	in	2018/19

£44,451 £69,259

Average	(mean)	house
prices	in	2018/19

£194,474 £303,006

Percent	of	Housing
Benefit	claimants	in
employment	in	2018/19

13.7% 20.7%

Ratio	of	house	prices	to
incomes	in	2018/19

7 10

Mean	monthly	private
sector	rents	in	2018/19

£610 £858
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North	West Long	term
empty	homes
in	2018 1

Average
(mean)	house
prices	in
2018/19 2

Percent	of
Housing
Benefit
claimants	in
employment	in
2018/19 3

Income
required	for
80%	mortgage
in	2018/19 4

Ratio	of	house
prices	to
incomes	in
2018/19 5

Mean	annual
earnings	in
2018/19 6

Mean	monthly
private	sector
rents	in
2018/19 7

Second	homes
in	2018 8

Shortfall	in
new	homes
(cumulative	5
years) 9

Total	housing
association
affordable
homes	in
2018/19 10

Unemployment
rate	in
2018/19 11

England 216,186 £303,006 20.7% £69,259 10 £30,170 £858 252,630 482,905 2,753,583 4.1%
North	West 39,769 £194,474 13.7% £44,451 7 £27,617 £610 27,849 39,755 518,363 3.9%

Blackburn	with	Darwen	UA 1,203 £141,814 9.2% £32,415 6 £24,196 £492 192 497 11,821 5%
Blackpool	UA 1,459 £119,248 15.4% £27,257 6 £21,762 £521 610 525 2,462 5.7%
Cheshire	East	UA 1,685 £285,907 15.7% £65,350 9 £31,580 £736 1,516 901 21,973 3.1%
Cheshire	West	and	Chester	UA 1,630 £237,339 14.5% £54,249 8 £29,598 £643 862 0 20,008 3.7%
Halton	UA 430 £164,800 6.1% £37,668 6 £26,395 £545 107 0 14,693 4.3%
Warrington	UA 723 £221,098 13.7% £50,537 7 £30,009 £633 486 1,675 15,100 3.6%
Cumbria 4,751 £192,943 12.4% £44,101 7 £27,108 £535 8,201 0 31,636 2.4%
Allerdale 820 £190,383 9.8% £43,516 7 £28,148 £511 1,308 0 8,973 3.1%
Barrow-in-Furness 837 £147,136 11.1% £33,631 5 £27,612 £522 263 0 943 4.5%
Carlisle 789 £165,117 12.8% £37,741 7 £24,924 £478 585 0 7,902 2.6%
Copeland 847 £143,311 9.8% £32,757 5 £29,021 £510 817 0 6,051 4.1%
Eden 471 £228,196 14% £52,159 10 £23,785 £567 1,362 0 2,743 1.9%
South	Lakeland 987 £258,432 18.5% £59,070 9 £28,543 £679 3,866 0 5,024 1.8%
Greater	Manchester	(Met	County) 10,840 £198,271 15.8% £45,319 7 £27,342 £681 10,851 30,735 203,440 4.4%
Bolton 1,362 £161,061 15.1% £36,814 6 £25,646 £583 553 3,245 25,906 4.4%
Bury 972 £195,370 15.4% £44,656 7 £28,673 £624 318 1,584 5,039 4.5%
Manchester 1,132 £207,332 18.5% £47,390 8 £26,021 £839 6,225 7,238 52,374 4.7%
Oldham 1,154 £153,714 18.4% £35,135 6 £24,341 £562 254 1,965 18,970 5.1%
Rochdale 852 £152,449 13.7% £34,845 6 £25,308 £515 311 605 21,106 5.4%
Salford 1,163 £182,627 16.2% £41,743 7 £25,802 £747 1,361 4,081 30,150 4.5%
Stockport 1,108 £264,679 15.3% £60,498 8 £31,512 £727 597 3,338 7,277 3.3%
Tameside 981 £159,843 13.7% £36,536 7 £24,622 £550 120 2,478 22,292 4.6%
Trafford 774 £324,022 15.1% £74,062 9 £34,559 £862 701 3,583 16,050 3.8%
Wigan 1,342 £156,213 11.4% £35,706 6 £26,884 £509 411 2,618 4,276 3.9%
Lancashire 7,519 £177,139 12.9% £40,489 6 £27,555 £558 3,173 1,566 59,396 4.4%
Burnley 976 £105,613 8.9% £24,140 4 £26,962 £458 196 0 6,152 6.3%
Chorley 499 £196,460 15.3% £44,905 7 £28,132 £582 158 0 7,168 2.8%
Fylde 547 £225,985 15.7% £51,654 7 £32,422 £588 584 14 3,001 2.3%
Hyndburn 674 £114,671 10% £26,210 4 £26,250 £471 75 121 4,992 4.5%
Lancaster 1,050 £178,875 11.9% £40,886 7 £26,281 £585 707 393 3,100 4.5%
Pendle 862 £126,804 14.5% £28,984 5 £26,270 £464 180 653 4,668 3.9%
Preston 1,150 £167,755 15.7% £38,344 7 £24,159 £547 556 800 11,999 4.5%
Ribble	Valley 198 £251,416 12.1% £57,467 8 £31,647 £692 213 0 2,420 2.4%
Rossendale 474 £165,383 8.4% £37,802 6 £29,276 £525 133 293 4,718 4%
South	Ribble 413 £182,345 16.2% £41,679 7 £27,674 £596 91 182 5,471 3.2%
West	Lancashire 537 £221,784 7.6% £50,693 8 £28,730 £584 110 0 1,695 4.4%
Wyre 139 £178,301 15.6% £40,755 7 £26,317 £563 170 419 4,012 2.8%
Merseyside	(Met	County) 9,529 £169,182 11.5% £38,670 6 £27,253 £525 1,851 8,120 137,834 3.4%
Knowsley 865 £150,429 7.2% £34,384 6 £26,562 £571 43 0 18,511 3.9%
Liverpool 3,703 £151,494 13% £34,627 6 £26,962 £499 194 3,682 59,395 3.9%
Sefton 1,918 £194,083 9.9% £44,362 7 £26,250 £578 401 1,767 19,253 3%
St	Helens 946 £148,197 9.3% £33,874 5 £27,555 £533 593 854 17,606 3.2%
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Long	term
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2018 1
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house	prices	in
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employment	in
2018/19 3

Income	required
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mortgage	in
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incomes	in
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Mean	annual
earnings	in
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Mean	monthly
private	sector
rents	in
2018/19 7

Second	homes
in	2018 8

Shortfall	in	new
homes
(cumulative	5
years) 9

Total	housing
association
affordable
homes	in
2018/19 10

Unemployment
rate	in
2018/19 11

Wirral 2,097 £190,680 13.5% £43,584 7 £28,740 £550 620 2,417 23,069 2.8%

1. MHCLG	-	Table	615	Vacant	Dwellings	by	LA	district.	Date	range:	Oct	2004-Oct	2018.	Next	update	Apr	2020.
2. ONS	-	HPSSA	Dataset	12a.	Date	range:	95/96-18/19.	Next	update:	Sept	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
3. Calculated	from	DWP	-	Stat-Xplore.	Date	range:	08/09-18/19.	Next	update:	Aug	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
4. National	Housing	Federation	analysis.	Date	range	95/96-18/19.	Next	update:	Sept	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
5. National	Housing	Federation	analysis.	Date	range	01/02-18/19.	Next	update:	Oct	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
6. ONS	-	ASHE	Table	8.	Date	range:	01/02-18/19.	Next	update:	Oct	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
7. Valuation	Office	Agency	-	Private	Rental	Market.	Date	range:	10/11-18/19.	Next	update:	Nov	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
8. MHCLG	-	Council	Taxbase:	LA	level	data.	Date	range:	September	2010	-	September	2019.	Next	update	Nov	2020.
9. National	Housing	Federation	analysis,	based	on	TCPA	'New	estimates	of	housing	requirements	in	England	2012-2037'.
10. Homes	England	-	Statistical	Data	Return	2019.	Date	range:	11/12-18/19.	Next	update	Oct	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
11. ONS	-	NOMIS	model-based	estimates.	Date	range:	04/05-18/19.	Next	update:	Jul	2020.	PLEASE	NOTE:	DATES	ARE	FINANCIAL	YEAR	(2018=2018/19).
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The housing market is failing
The North West is taking a disproportionate hit from
public spending cuts. It is suffering the highest percentage
loss of public sector jobs of any area, and looks set to
lose government funding of £68m as a result of the New
Homes Bonus policy, the worst outcome for any region.

These are disadvantages the North West can ill afford.
They will have serious consequences for the regional
economy and housing market. Social housing is already
under enormous strain. Housing waiting lists grew by
almost 7% last year, the fastest increase in the country.
More than 250,000 households are now waiting for an
affordable home in the region.

And, despite the recession, buying a home remains
beyond the financial reach of too many families, with
continuing high prices, high deposit requirements and
restricted mortgage supply.

Housing associations are doing their best to make a
difference. In 2010/11 they provided 4,120 new affordable
homes, including 442 low cost home ownership
properties, and they now house one in every seven
North West households.

But the region needs more government support. We are
seeing the damaging effects of housing market failure.
There are still some areas of low demand housing,
acting as a brake on regional economic development.
To fix the broken market, ministers should implement
a range of measures that ensure housing continues to
be built at scale, remains affordable and is effectively
regulated across all sectors.
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We need more affordable homes
The housing and economic challenge

• Despite the recession, house prices in the North West
are still 16% higher than in 2005 and 126% higher than
ten years ago. A 25% deposit on the average home
costs £40,000, twice the average regional salary.1,2,3

• The average house price in the North West in 2010
was £159,805, more than eight times the average
regional income.1,2

• Only 9,250 new homes were built in the North West
in 2010/11, providing homes for just 43% of the
21,520 new households estimated to form in the
region each year.4

• Housing waiting lists in the North West have been
the fastest growing in England over the past five
years. One in 12 households is now on a waiting list.4

• Over 3,880 households were accepted as homeless
by local authorities in the region in 2010/11.4

• At 8.6%, the unemployment rate in the North West is
higher than the national average and the region’s jobs
are the hardest hit by cuts in the public sector.5

Housing associations are meeting these challenges

• In 2010/11, housing associations in the North West
built or refurbished 4,120 affordable homes, an
increase of 28% on the previous year, despite tough
economic conditions.6

• In the five years to 2008, housing associations invested
over £25m in employment and enterprise schemes in
the region, helping to create over 3,500 jobs.7
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Average
(mean)
house
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2010¹
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2010¹
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Gross annual
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needed for
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(75% at 3.5x)¹

Ratio of
house

prices to
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Total LA
rented
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20103
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rented
homes
20104

All new
HA homes
completed
with HCA
funding

2009/105

New
lettings

made
by LAs

2009/103

New
lettings

made
by HAs

2009/104

Households
on waiting
list 20103

Change in
affordable

housing stock
(HA and LA)
2005-103,4

Change in
affordable

lettings (HA and
LA) 2005-103,4

ENGLAND £240,033 £125,000 £21,398 £51,436 11.2 1,767,872 2,242,657 47,499 154,163 184,137 1,751,982 -35,593 -1% -33,892 -9.1%
NORTH WEST £159,805 £91,000 £19,828 £34,244 8.1 153,028 425,375 3,219 17,988 34,504 253,521 -19,585 -3% -7,004 -11.8%
Blackburn with Darwen UA £114,755 £69,000 £18,039 £24,590 6.4 1 11,315 140 0 995 5,526 -199 -2% -540 -35.2%
Blackpool UA £113,232 £80,000 £15,995 £24,264 7.1 5,321 1,934 14 801 155 6,769 63 1% -143 -13.0%
Cheshire East UA £231,940 £123,000 £20,992 £49,701 11.0 23 18,776 49 0 1,421 6,896 106 1% 1,421 N/A
Cheshire West and Chester UA £198,398 £120,000 £20,670 £42,514 9.6 5,645 16,006 30 520 989 12,568 -271 -1% 1,509 N/A
Halton UA £139,596 £81,000 £18,600 £29,914 7.5 40 13,678 138 0 1,119 2,751 -625 -4% -257 -18.7%
Warrington UA £184,482 £106,950 £22,282 £39,532 8.3 8,645 5,224 109 1,079 476 10,016 -132 -1% 52 3.5%
Chester £217,448 N/A £21,029 £46,596 10.3 N/A N/A 98 N/A N/A N/A N/A N/A N/A N/A
Congleton £207,035 N/A £21,835 £44,365 9.5 N/A N/A 56 N/A N/A N/A N/A N/A N/A N/A
Crewe and Nantwich £180,181 N/A £19,474 £38,610 9.3 N/A N/A 60 N/A N/A N/A N/A N/A N/A N/A
Ellesmere Port and Neston £164,520 N/A £20,498 £35,254 8.0 N/A N/A 10 N/A N/A N/A N/A N/A N/A N/A
Macclesfield £294,418 N/A £22,303 £63,090 13.2 N/A N/A 116 N/A N/A N/A N/A N/A N/A N/A
Vale Royal £191,255 N/A £20,446 £40,983 9.4 N/A N/A 11 N/A N/A N/A N/A N/A N/A N/A
Cumbria £171,004 £95,000 £19,058 £36,644 9.0 5,931 26,561 228 546 2,353 18,191 -978 -3% -435 -13.0%
Allerdale £166,152 £92,000 £19,479 £35,604 8.5 3 8,585 97 0 798 1,775 -126 -1% -68 -7.9%
Barrow-in-Furness £114,025 £71,000 £19,843 £24,434 5.7 2,717 750 0 293 28 1,506 -133 -4% -207 -39.2%
Carlisle £140,433 £87,491 £18,663 £30,093 7.5 24 7,402 18 0 727 6,987 -422 -5% 5 0.7%
Copeland £133,590 £78,000 £25,761 £28,626 5.2 0 6,277 36 0 471 3,677 -492 -7% -100 -17.5%
Eden £211,913 £135,000 £15,075 £45,410 14.1 0 2,331 44 0 207 930 79 4% -11 -5.0%
South Lakeland £240,467 £145,000 £18,840 £51,529 12.8 3,187 1,216 33 253 122 3,316 116 3% -54 -12.6%
Greater Manchester £152,971 £88,775 £19,932 £32,779 7.7 117,187 145,172 1,031 13,980 11,927 106,652 -10,213 -4% -2,533 -8.9%
Bolton £131,462 £75,500 £18,465 £28,170 7.1 18,145 7,188 65 2,099 662 24,226 -622 -2% -21 -0.8%
Bury £146,763 £92,500 £21,752 £31,449 6.7 8,404 4,318 29 967 312 2,450 -126 -1% -38 -2.9%
Manchester £146,543 £91,000 £18,195 £31,402 8.1 18,107 51,856 244 3,422 3,713 22,448 -2,509 -3% -134 -1.8%
Oldham £128,539 £80,000 £19,391 £27,544 6.6 13,799 6,912 142 1,394 523 6,414 -1,473 -7% -761 -28.4%
Rochdale £124,096 £76,375 £20,524 £26,592 6.0 13,772 7,402 28 1,931 611 3,631 -1,901 -8% -391 -13.3%
Salford £132,310 £80,000 £19,063 £28,352 6.9 10,519 21,124 230 964 2,029 14,492 -1,436 -4% -775 -20.6%
Stockport £190,757 £116,000 £21,663 £40,876 8.8 11,595 5,761 64 1,214 489 7,626 -389 -2% 209 14.0%
Tameside £123,027 £83,000 £19,037 £26,363 6.5 0 21,709 84 0 2,061 7,839 -455 -2% 346 20.2%
Trafford £248,180 £131,000 £23,093 £53,181 10.7 0 15,753 105 0 1,227 12,853 -207 -1% -539 -30.5%
Wigan £125,387 £80,000 £20,030 £26,869 6.3 22,846 3,149 40 1,989 300 4,673 -1,095 -4% -429 -15.8%
Lancashire £152,578 £90,000 £19,526 £32,695 7.8 10,134 52,231 348 1,062 4,325 19,643 -1,079 -2% -1,788 -24.9%
Burnley £89,441 £50,000 £18,736 £19,166 4.8 0 5,799 34 0 561 491 -191 -3% -61 -9.8%
Chorley £169,091 £108,000 £20,405 £36,234 8.3 0 5,832 39 0 293 765 141 2% -395 -57.4%
Fylde £200,145 £125,000 £21,772 £42,888 9.2 0 2,304 38 0 167 2,971 38 2% -24 -12.6%
Hyndburn £98,459 £62,000 £19,510 £21,098 5.0 5 4,905 10 0 287 2,842 4 0% -280 -49.4%
Lancaster £155,682 £102,038 £19,334 £33,360 8.1 3,810 2,114 5 470 407 1,872 -133 -2% 272 45.0%
Pendle £111,342 £57,000 £18,585 £23,859 6.0 0 4,525 2 0 365 1,673 -215 -5% -241 -39.8%
Preston £139,665 £85,000 £18,039 £29,928 7.7 0 10,938 15 0 900 2,458 -298 -3% -764 -45.9%
Ribble Valley £217,443 £130,000 £22,417 £46,595 9.7 4 1,784 86 0 119 739 78 5% -18 -13.1%
Rossendale £129,317 £80,000 £17,493 £27,711 7.4 0 4,568 46 0 408 1,844 -234 -5% -145 -26.2%
South Ribble £162,479 £113,000 £20,342 £34,817 8.0 0 4,995 16 0 443 1,543 118 2% 93 26.6%
West Lancashire £194,899 £120,000 £21,445 £41,764 9.1 6,315 907 22 592 82 2,438 -548 -7% -249 -27.0%
Wyre £160,803 £108,875 £17,758 £34,458 9.1 0 3,560 35 0 293 7 161 5% 24 8.9%
Merseyside £145,992 £88,000 £20,036 £31,284 7.3 101 134,478 781 0 10,744 64,509 -6,257 -4% -1,133 -9.5%
Knowsley £114,851 £80,000 £19,895 £24,611 5.8 0 18,056 60 0 1,479 2,024 -1,220 -6% 155 11.7%
Liverpool £130,707 £77,000 £20,571 £28,009 6.4 101 57,960 314 0 4,864 21,238 -4,020 -6% -325 -6.3%
St. Helens £132,055 £81,500 £19,661 £28,297 6.7 0 17,199 120 0 1,427 5,378 -465 -3% -109 -7.1%
Sefton £168,539 £110,000 £18,970 £36,115 8.9 0 18,729 115 0 1,260 16,645 -423 -2% -609 -32.6%
Wirral £162,625 £100,000 £21,060 £34,848 7.7 0 22,534 172 0 1,714 19,224 -129 -1% -245 -12.5%

Average lower value house prices are based on lower quartile house prices, i.e. the value below which the 25% lowest lie
N/A Data not available

4

HOME TRUTHS 2011
Fixing our broken housing market

Page 4 of 8



Average
(mean)
house
prices
2010¹

Average
lower value

house prices
2010¹

Average
(median)
incomes

20102

Gross annual
income

needed for
a mortgage

(75% at 3.5x)¹

Ratio of
house

prices to
incomes1,2

Total LA
rented
homes
20103

Total HA
rented
homes
20104

All new
HA homes
completed
with HCA
funding

2009/105

New
lettings

made
by LAs
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ENGLAND £240,033 £125,000 £21,398 £51,436 11.2 1,767,872 2,242,657 47,499 154,163 184,137 1,751,982 -35,593 -1% -33,892 -9.1%
NORTH WEST £159,805 £91,000 £19,828 £34,244 8.1 153,028 425,375 3,219 17,988 34,504 253,521 -19,585 -3% -7,004 -11.8%
Blackburn with Darwen UA £114,755 £69,000 £18,039 £24,590 6.4 1 11,315 140 0 995 5,526 -199 -2% -540 -35.2%
Blackpool UA £113,232 £80,000 £15,995 £24,264 7.1 5,321 1,934 14 801 155 6,769 63 1% -143 -13.0%
Cheshire East UA £231,940 £123,000 £20,992 £49,701 11.0 23 18,776 49 0 1,421 6,896 106 1% 1,421 N/A
Cheshire West and Chester UA £198,398 £120,000 £20,670 £42,514 9.6 5,645 16,006 30 520 989 12,568 -271 -1% 1,509 N/A
Halton UA £139,596 £81,000 £18,600 £29,914 7.5 40 13,678 138 0 1,119 2,751 -625 -4% -257 -18.7%
Warrington UA £184,482 £106,950 £22,282 £39,532 8.3 8,645 5,224 109 1,079 476 10,016 -132 -1% 52 3.5%
Chester £217,448 N/A £21,029 £46,596 10.3 N/A N/A 98 N/A N/A N/A N/A N/A N/A N/A
Congleton £207,035 N/A £21,835 £44,365 9.5 N/A N/A 56 N/A N/A N/A N/A N/A N/A N/A
Crewe and Nantwich £180,181 N/A £19,474 £38,610 9.3 N/A N/A 60 N/A N/A N/A N/A N/A N/A N/A
Ellesmere Port and Neston £164,520 N/A £20,498 £35,254 8.0 N/A N/A 10 N/A N/A N/A N/A N/A N/A N/A
Macclesfield £294,418 N/A £22,303 £63,090 13.2 N/A N/A 116 N/A N/A N/A N/A N/A N/A N/A
Vale Royal £191,255 N/A £20,446 £40,983 9.4 N/A N/A 11 N/A N/A N/A N/A N/A N/A N/A
Cumbria £171,004 £95,000 £19,058 £36,644 9.0 5,931 26,561 228 546 2,353 18,191 -978 -3% -435 -13.0%
Allerdale £166,152 £92,000 £19,479 £35,604 8.5 3 8,585 97 0 798 1,775 -126 -1% -68 -7.9%
Barrow-in-Furness £114,025 £71,000 £19,843 £24,434 5.7 2,717 750 0 293 28 1,506 -133 -4% -207 -39.2%
Carlisle £140,433 £87,491 £18,663 £30,093 7.5 24 7,402 18 0 727 6,987 -422 -5% 5 0.7%
Copeland £133,590 £78,000 £25,761 £28,626 5.2 0 6,277 36 0 471 3,677 -492 -7% -100 -17.5%
Eden £211,913 £135,000 £15,075 £45,410 14.1 0 2,331 44 0 207 930 79 4% -11 -5.0%
South Lakeland £240,467 £145,000 £18,840 £51,529 12.8 3,187 1,216 33 253 122 3,316 116 3% -54 -12.6%
Greater Manchester £152,971 £88,775 £19,932 £32,779 7.7 117,187 145,172 1,031 13,980 11,927 106,652 -10,213 -4% -2,533 -8.9%
Bolton £131,462 £75,500 £18,465 £28,170 7.1 18,145 7,188 65 2,099 662 24,226 -622 -2% -21 -0.8%
Bury £146,763 £92,500 £21,752 £31,449 6.7 8,404 4,318 29 967 312 2,450 -126 -1% -38 -2.9%
Manchester £146,543 £91,000 £18,195 £31,402 8.1 18,107 51,856 244 3,422 3,713 22,448 -2,509 -3% -134 -1.8%
Oldham £128,539 £80,000 £19,391 £27,544 6.6 13,799 6,912 142 1,394 523 6,414 -1,473 -7% -761 -28.4%
Rochdale £124,096 £76,375 £20,524 £26,592 6.0 13,772 7,402 28 1,931 611 3,631 -1,901 -8% -391 -13.3%
Salford £132,310 £80,000 £19,063 £28,352 6.9 10,519 21,124 230 964 2,029 14,492 -1,436 -4% -775 -20.6%
Stockport £190,757 £116,000 £21,663 £40,876 8.8 11,595 5,761 64 1,214 489 7,626 -389 -2% 209 14.0%
Tameside £123,027 £83,000 £19,037 £26,363 6.5 0 21,709 84 0 2,061 7,839 -455 -2% 346 20.2%
Trafford £248,180 £131,000 £23,093 £53,181 10.7 0 15,753 105 0 1,227 12,853 -207 -1% -539 -30.5%
Wigan £125,387 £80,000 £20,030 £26,869 6.3 22,846 3,149 40 1,989 300 4,673 -1,095 -4% -429 -15.8%
Lancashire £152,578 £90,000 £19,526 £32,695 7.8 10,134 52,231 348 1,062 4,325 19,643 -1,079 -2% -1,788 -24.9%
Burnley £89,441 £50,000 £18,736 £19,166 4.8 0 5,799 34 0 561 491 -191 -3% -61 -9.8%
Chorley £169,091 £108,000 £20,405 £36,234 8.3 0 5,832 39 0 293 765 141 2% -395 -57.4%
Fylde £200,145 £125,000 £21,772 £42,888 9.2 0 2,304 38 0 167 2,971 38 2% -24 -12.6%
Hyndburn £98,459 £62,000 £19,510 £21,098 5.0 5 4,905 10 0 287 2,842 4 0% -280 -49.4%
Lancaster £155,682 £102,038 £19,334 £33,360 8.1 3,810 2,114 5 470 407 1,872 -133 -2% 272 45.0%
Pendle £111,342 £57,000 £18,585 £23,859 6.0 0 4,525 2 0 365 1,673 -215 -5% -241 -39.8%
Preston £139,665 £85,000 £18,039 £29,928 7.7 0 10,938 15 0 900 2,458 -298 -3% -764 -45.9%
Ribble Valley £217,443 £130,000 £22,417 £46,595 9.7 4 1,784 86 0 119 739 78 5% -18 -13.1%
Rossendale £129,317 £80,000 £17,493 £27,711 7.4 0 4,568 46 0 408 1,844 -234 -5% -145 -26.2%
South Ribble £162,479 £113,000 £20,342 £34,817 8.0 0 4,995 16 0 443 1,543 118 2% 93 26.6%
West Lancashire £194,899 £120,000 £21,445 £41,764 9.1 6,315 907 22 592 82 2,438 -548 -7% -249 -27.0%
Wyre £160,803 £108,875 £17,758 £34,458 9.1 0 3,560 35 0 293 7 161 5% 24 8.9%
Merseyside £145,992 £88,000 £20,036 £31,284 7.3 101 134,478 781 0 10,744 64,509 -6,257 -4% -1,133 -9.5%
Knowsley £114,851 £80,000 £19,895 £24,611 5.8 0 18,056 60 0 1,479 2,024 -1,220 -6% 155 11.7%
Liverpool £130,707 £77,000 £20,571 £28,009 6.4 101 57,960 314 0 4,864 21,238 -4,020 -6% -325 -6.3%
St. Helens £132,055 £81,500 £19,661 £28,297 6.7 0 17,199 120 0 1,427 5,378 -465 -3% -109 -7.1%
Sefton £168,539 £110,000 £18,970 £36,115 8.9 0 18,729 115 0 1,260 16,645 -423 -2% -609 -32.6%
Wirral £162,625 £100,000 £21,060 £34,848 7.7 0 22,534 172 0 1,714 19,224 -129 -1% -245 -12.5%

Figures shown in italics are estimates
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What the Government should do
To fix the broken North West housing market,
the Government should:

• Make a renewed commitment to building the homes
the region needs at scale

• Identify housing as a key driver of economic activity
in the North West

• Deliver a reformed planning system that supports
the building of affordable homes, ensuring that private
developers continue to build social housing on sites
of private development across the region through the
use of planning gain

• Ensure that councils in the North West undertake
robust housing needs assessments on which to base
future development plans

• Place a greater emphasis in the planning framework
on providing suitable housing options for older people
and specialist housing for others with support needs

• Identify suitable surplus public land and make it
available for the building of affordable homes

• Restore £300m annual funding to support and
restructure failing housing markets

• Encourage the banks to increase mortgage availability
• Regulate the private rented sector to tackle the

problem of rogue landlords
• Abandon plans for an overall benefits cap for

each family
• Drop proposals to cut housing benefit for social

housing tenants deemed to be under-occupying their
homes, and

• Maintain the right of social housing tenants to have
their housing benefit paid direct to their landlord.
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Sources
1. Land Registry data, 2000, 2005 and 2010

2. Annual Survey of Hours and Earnings (ASHE), 2010

3. Gross income required for 75% mortgage at 3.5x median
regional income

4. Communities and Local Government (CLG) statistics,
2005, 2010 and 2011

5. Office for National Statistics, North West regional profile
and labour force surveys, 2011

6. Homes and Communities Agency (HCA), 2011

7. Northern Lights, National Housing Federation, 2006

The facts in this booklet use the latest available
official government statistics at the time of going
to print. In some areas, the National Housing
Federation has carried out additional analysis to
draw out the social and economic implications of
the figures. The commentary is our own. Some of
this data is © Crown copyright.

For more information contact our research and
futures team on 020 7067 1188.

Footnotes to tables

1. Land Registry, 2010

2. Annual Survey of Hours and Earnings (ASHE), 2010

3. Communities and Local Government Housing Statistics Live Tables, 2010

4. Tenant Services Authority, Regulatory and Statistical Return, 2010

5. Homes and Communities Agency completions data, 2009/10
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Home truths 2011 shows that:

• Housing waiting lists in the North West are
growing faster than in any other region

• The North West is building less than
half the homes it needs each year

• The region is suffering disproportionate
damage from public spending cuts.

The National Housing Federation represents 1,200 independent,
not-for-profit housing associations in England and is the voice of
affordable housing. Our members provide two and a half million
affordable homes for more than five million people.

National Housing Federation
City Point, 701 Chester Road, Manchester M32 0RW
Tel: 0161 848 8132   Email: north@housing.org.uk
www.housing.org.uk   www.inbiz.org

Download all the Home truths booklets from:
www.housing.org.uk/hometruths

Written by Simon Graham at Blue Sky.
Design by SPY Design and Publishing.
Produced by the National Housing Federation,
(October 2011).

Cover printed on 300 gsm, text on 150 gsm Greencoat Velvet
(80% recycled post-consumer fibre). Page 8 of 8
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Summary of Appeal and Secretary of State

Decisions

Appeal Decision: Leasowes Road and Laurels Road, Offenham (February 2014)

– CD HB13

1. This application sought permission for the development of 50 dwellings. The proposal

included the provision of 40% affordable housing which was in line with the emerging

South Worcestershire Development Plan requirements.

2. The Inspector noted at paragraph 37 that the proposal would accord with the aims of

the Framework to boost the supply of housing, whilst the provision of 40% of this total

as affordable housing is another material consideration in support of the appeal. The

Inspector noted at paragraph 38 that the scheme would help meet the housing needs

of present and future generations, both for market and affordable housing and that in

his view these considerations carry “great weight” in favour of the proposal as they

contribute significantly towards the national economic and housing agendas

(Inspector’s Report, page 8).

3. The Inspector concluded that the proposal would make a strategic contribution towards

addressing the shortfall of housing, and especially affordable housing, within the

District.

Secretary of State Decision: Pulley Lane, Droitwich Spa (July 2014) – CD HB20

4. The Inspector recognised that the contribution of the scheme in meeting some of the

affordable housing deficit in the area cannot be underestimated (Inspector’s Report,

Page 89). The Inspector set out under paragraph 8.123 of their Report that:

“The SOS should be aware that a major plank of the Appellant’s evidence is the

significant under provision of affordable housing against the established need Figure

and the urgent need to provide affordable housing in Wychavon. If the position in

relation to the overall supply of housing demonstrate a general district-wide

requirement for further housing, that requirement becomes critical and the need

overriding in relation to the provision of affordable housing. The most recent analysis

in the SHMA (found to be a sound assessment of affordable housing needs)

demonstrates a desperate picture bearing hallmarks of overcrowding, barriers to

getting onto the housing ladder and families in crisis.”
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5. The Inspector continued under paragraph 8.123 of his report to state that “the SHMA

indisputably records that affordability is at crisis point. Without adequate provision of

affordable housing, these acute housing needs will not be met.  In terms of the NPPF’s

requirement to create inclusive and mixed communities at paragraph 50, this is a very

serious matter. Needless to say, these socially disadvantaged people were not

represented at the Inquiry.”

6. The level of significance attached to affordable housing provision was addressed

through paragraph 8.124 of the Inspectors Report where he stated that:

“These bleak and desperate conclusions are thrown into even sharper focus by an

examination of the current circumstances in Wychavon itself. Over the whole of the

District's area, there is presently a need for 268 homes per annum. These are real

people in real need now. Unfortunately, there appears to be no early prospect of any

resolution to this problem...Given the continuing shortfall in affordable housing within

the District, I consider the provision of affordable housing as part of the proposed

development is a clear material consideration of significant weight that mitigates in

favour of the site being granted planning permission” (Inspectors Report, page 111).

7. This statement is supplemented at paragraph 8.125 by the Inspector considering that

“from all the evidence that is before me the provision of affordable housing must attract

very significant weight in any proper exercise of planning balance.”

8. The Secretary of State concluded that both schemes delivered “substantial and

tangible” benefits, including the delivery of 40% “much needed” affordable housing.

Secretary of State Decision: Oxford Brookes University, Wheatley Campus,

College Close, Wheatley, Oxford (23 April 2020) – CD HB19

9. Inspector DM Young asserted  that in the context of a lengthy housing register of 2,421

households “It is sometimes easy to reduce arguments of housing need to a

mathematical exercise, but each one of those households represents a real person or

family in urgent need who have been let down by a persistent failure to deliver enough

affordable houses” (emphasis added).  He went on to state that “Although affordable

housing need is not unique to this district, that argument is of little comfort to those on

the waiting list” before concluding that “Given the importance attached to housing

delivery that meets the needs of groups with specific housing requirements and

economic growth in paragraphs 59 and 80 of the Framework, these benefits are

considerations of substantial weight”.
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10. In the planning balance the Inspector stated that, “The Framework attaches great

importance to housing delivery that meets the needs of groups with specific housing

requirements. In that context and given the seriousness of the affordable housing

shortage in South Oxfordshire, described as “acute” by the Council, the delivery of up

to 500 houses, 173 of which would be affordable, has to be afforded very substantial

weight”.

11. In determining the appeal, the Secretary of State concurred with these findings, thus

underlining the importance of addressing needs on the Housing Register, in the face

of acute needs and persistent under delivery.

Secretary of State Decision: Land North of Viaduct adj. Orchard Business Park,

Ledbury (17 March 2021) – CD HB18

12. The advising Inspector, Lesley Coffey, noted that the proposal included the delivery of

a very substantial amount of market housing and affordable housing:

“The need for affordable dwellings is set out in detail by Mr Stacey, on behalf of the

appellant. It is clear that there is a longstanding and sizeable shortfall in the provision

of affordable dwellings within Herefordshire.” (Paragraph 16.122)

13. It was agreed between parties that “in the context of the market and affordable housing

shortfall, the housing delivery benefits of the appeal scheme are substantial.”

14. Inspector Lesley Coffey, advising the Secretary of State, asserted at paragraph 9.97

of her report that:

“The ability to deliver Affordable Housing on this site is an important part of the appeal

proposal and benefits of the scheme. There is a well-established national housing

crisis in this country which is causing misery to millions of people. It is a manifestation

of an underlying persistent and pervasive trend over many decades. We build too few

homes and far too few affordable homes.”

15. She then continued to state at paragraph 9.98:

“The Herefordshire Local Housing Market Assessment (LHMA) 2012 (November 2013)

identifies an annual requirement of 691 dwellings between 2012/13 and 2016/17.

Between 2011/12 and 2018/19 there has been an accumulated shortfall of 4,604

affordable dwellings. This is an affordable housing shortfall of 81% since 2011/12

against a target of 5,667. There was only one affordable home built in Ledbury in the

last 9 years, and that was in 2011. The appeal scheme will deliver up to 250 affordable

dwellings in accordance with Policy H1 of the Core Strategy.”
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16. Addressing past and future affordable housing delivery specific to Ledbury itself in

more detail, the Inspector concluded the following:

“LTC [Ledbury Town Council] state that 259 affordable dwellings have been permitted

in Ledbury in recent years. Notwithstanding this, only one affordable dwelling has been

built in Ledbury since 2011. During my site visit I noted that the sites to the south of

the town were currently under construction, and these may contribute to the supply of

affordable housing, but due to the failure to deliver affordable homes over a period of

many years there remains a considerable and pressing need for such housing. I

therefore give substantial weight to the delivery of affordable housing.” (Paragraph

16.123)

17. In determining the appeal, the Secretary of State concurred with these findings, thus

underlining the importance of addressing affordable housing needs.

Appeal Decision: Land North of Upper Chapel, Launceston (11 April 2014) – CD

HB10

18. At paragraph 51 the Inspector noted that “irrespective of whether the five-year housing

land supply figure is met or not, NPPF does not suggest that this has be regarded as

a ceiling or upper limit on permissions. On the basis that there would be no harm from

a scheme, or that the benefits would demonstrably outweigh the harm, then the view

that satisfying a 5 year housing land supply figure should represent some kind of limit

or bar to further permissions is considerably diminished, if not rendered irrelevant”.

19. The Inspector acknowledged at paragraph 41 that the appeal proposal would have a

very significant social role in bringing forward 40 affordable housing units, noting that

there was an acute shortage of affordable housing in Launceston. The Inspector also

noted that the need for additional affordable housing was all the greater having regard

to other sites negotiating lower proportions of affordable housing in lieu of other

planning obligation contributions.

20. At paragraph 52 of their report, the Inspector considered that “there is an

acknowledged acute need for affordable housing in this locality and the proposed

scheme would bring forward 40 affordable units. This has to be a substantial benefit of

the scheme.” (my emphasis). In concluding the Inspector found that the benefits of the

proposals outweighed the small degree of policy conflict.
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Appeal Decision: Land adjacent to Cornerways, High Street, Twyning,

Tewkesbury (July 2015) – CD HB8

21. The appeal was in respect of a proposed development of 58 dwellings with 36%

affordable housing in Tewkesbury Borough Council administrative area.

22. In allowing the appeal the Inspector commented at paragraph 63 of their report that:

“Mr Smith agreed that the delivery of 21 affordable dwellings is a social benefit of the

proposal to which it was appropriate to give substantial weight. There is a great deal

of unchallenged evidence before the Inquiry to demonstrate that there is a housing

crisis in this country that manifests itself in this Borough in terms of an acute shortage

of affordable housing. Table 7.16 of the Strategic Housing Market Assessment [SHMA]

Update [CDA17] identifies that the net annual need for affordable housing in

Tewkesbury is 587 dwellings. This is more than twice the equivalent figure for the

neighbouring District of Wychavon, despite the fact that Tewkesbury’s population is

little more than two thirds of that in Wychavon. The Inspector in the Wychavon appeal

found that the provision of affordable housing in that case: “…is a clear material

consideration of significant weight that mitigates in favour of the site being granted

planning permission”; the Secretary of State agreed. Given the much larger quantum

of identified need in Tewkesbury and the magnitude of the accumulated shortfall in

affordable housing delivery, it would be appropriate to attribute very substantial weight

to this important benefit of the proposal” (my emphasis).

Appeal Decision: Oldmixon Road, Weston-super-Mare (10 April 2017) – CD HB14

23. The appeal proposals made provision for 150 dwellings of which 30% (45 dwellings)

would be provided as affordable housing. Paragraph 92 of the Inspectors report

acknowledged that the Sustainable Community Strategy “recognises that one of the

main challenges is the growing number of people seeking social housing in the area”

and that “it is apparent that the need for more affordable housing in North Somerset

has been, and continues to be, an issue of concern.”

24. The Inspector went on at paragraph 94 to note the 3,608 households on the Housing

Register at 1 April 2016 with paragraph 95 referring to the fact that the average waiting

time for an affordable home in North Somerset was 735 days. In addition to which

reference was drawn to the 34% increase in homelessness, high levels of affordability

ratios and 32% house price increase over the past five years. Following on from this

at paragraph 96 he found that “the need in the district is glaring with a significant

number of people having bleak housing prospects for the foreseeable future”.



Summary of Appeal and Secretary of State Decisions 6

25. Furthermore, the Inspector made clear at paragraph 97 that “although the Council

sought to undermine the veracity of the affordable housing obligation, in the absence

of a viability appraisal, nothing of any substance was placed before me. It is also telling

that the appellant has not considered the 30% contribution to be unrealistic on the

grounds of lack of viability”.

26. Paragraph 101 set out that the Inspector “remain[ed] content to afford substantial

weight to the benefit arising from the market and affordable homes which the scheme

would deliver”.

Appeal Decision: Land at the Corner of Oving Road and A27, Chichester (August

2017) – CD HB9

27. Within the consideration of the appeal which sought to provide 100 dwellings to the

east of Chichester, the Planning Inspector acknowledged the provisions of the

Localism Act 2011 which allowed for Local Housing Authorities to set their own set of

qualification criteria in order to register on the respective housing waiting lists.

28. As discussed, Local Housing Authorities such as Chichester used these freedoms to

generate a more rigid set of requirements, which inevitably resulted in a reduction on

those on housing waiting lists. However, whilst this was acknowledged by the

Inspector, it was noted at Paragraph 63:

“Moreover, the provision of 30% policy compliant affordable houses carries weight

where the Council acknowledges that affordable housing delivery has fallen short of

meeting the total assessed affordable housing need, notwithstanding a recent increase

in delivery. With some 1,910 households on the Housing Register in need of affordable

housing, in spite of stricter eligibility criteria being introduced in 2013 there is a

considerable degree of unmet need for affordable housing in the District.

Consequently, I attach substantial weight to this element of the proposal.” (my

emphasis).

29. The recognition by the Inspector presiding over the Chichester appeal highlights the

impact of the freedoms brought by the Localism Act 2011, and the significant reduction

in those households on Councils’ Housing Registers. The Inspector’s comments

acknowledged that there is a wider cohort that have been wiped off such waiting lists

as a result of the changes, and in my opinion, are still in desperate need for affordable

housing. The appeal was allowed on 18 August 2017.
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Appeal Decision: Land east of Park Lane, Coalpit Heath, South Gloucestershire

(September 2018) – CD HB15

30. Paragraph 61 of the decision states that “there are three different components of the

housing that would be delivered: market housing, affordable housing (AH) and custom-

build housing (CBH). They are all important and substantial weight should be attached

to each component for the reasons raised in evidence by the appellants, which was

not substantively challenged by the Council, albeit they all form part of the overall

housing requirement and supply. The fact that the much-needed AH and CBH are

elements that are no more than that required by policy is irrelevant – they would still

comprise significant social benefits that merit substantial weight” (my emphasis).

Appeal Decision: Land at Dylon, Bromley (July 2019) – CD HB12

31. As referred to already, in this July 2019 decision the inspector presiding over an appeal

at Dylon International Premises in the London Borough of Bromley commented in his

decision at paragraph 33 that “Currently, there are some 3,477 households on the

Council’s, heavily circumscribed, housing waiting list. For those accepted on the

waiting list, there is an average wait time of 1.3-years for a one-bed home, 2.7-years

for a 2-bed home and 2.6 -years for a 3-bed home.”

32. The Inspector went on to conclude at paragraph 35 that “very substantial weight

attaches to the contribution of this scheme to the provision of market housing and

particularly the pressing need for affordable housing” (my emphasis).
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