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Executive summary 
 
Introduction 

i. This rebuttal proof of evidence is to consider specific aspects of the 
‘Affordable Housing Proof of Evidence of James Stacey: Conjoined appeals A 
to G in the Preston City Council administrative area’ to present a broader 
perspective on affordable housing need and the appropriate responses to 
meet that need.  

 
Affordable housing needs in Preston  

ii. Latest evidence is a need for 250 affordable rented dwellings across Preston 
from the 2020 Housing Study. The Core 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. 

 
Affordable housing delivery in Preston 

iii. The Central Lancashire Local Development Framework Adopted Core 
Strategy July 2012 set a target for annual affordable housing completions 
against requirement targets of 46 dwellings each year across Preston. This is 
set out at Appendix D Performance Monitoring Framework. Over the plan 
period from 2010/11 to 2019/20, the Plan target was 460 affordable dwellings.  

iv. There have been 4,837 net dwelling completions and 1,066 gross affordable 
completions or 22% overall over the period 2010/11 to 2019/20. There have 
been losses of around 234 affordable units through right to buy/acquire. Even 
after accounting for this loss, which would result in an net increase of 832 
affordable dwellings, affordable housing delivery is 81% higher than the Plan 
requirement. Using the gross completions of 1,066, affordable housing 
delivery is 132% higher than the Plan requirement. Clearly Preston is meeting 
the affordable housing targets set out in the Central Lancashire Local 
Development Framework Adopted Core Strategy July 2012. 

v. A cumulative shortfall of affordable dwellings is expressed in Mr. Stacey’s 
proof. This is 2,212 over the period 2009/10 to 2014/15 (assuming an annual 
need for 397 affordable dwellings) and 507 over the period 2014/15 to 
2019/20 (assuming an annual need for 239 affordable dwellings).  

vi. However, national Planning Practice Guidance and Inspectors' reports1 of 
Local Plan examinations recognise that affordable housing need should be 
interpreted carefully. PPG is clear (Reference ID: 2a-024-20190220) that: 
‘The total affordable housing need should then be considered in the context of 
likely delivery as a proportion of mixed market and affordable housing 
developments, given the probable percentage of affordable housing to be 
delivered by market housing led developments. An increase in the total 

                                                 

1 For example North Tyneside Report on the Examination of the North Tyneside Local Plan, County 

Durham Report on the Examination of the County Durham Plan Inspectors Report September 2020, 
and Hart District Council Local Plan – Strategy and Sites Inspectors Report February 2020 
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housing figures included in the local plan should be considered where it could 
help deliver the required number of affordable homes’.  

vii. Affordable housing need should therefore be considered in the context of 
likely delivery and not as a specific target for delivery. Furthermore, the 
Borough Council of Kings Lynn vs SoS and Elm Park Holdings 
judgement para 37 states: ‘this consideration of an increase to help deliver the 
required number of affordable homes, rather than an instruction that the 
requirement be met in total, is consistent with the policy in paragraph 159 of 
the framework’. 

 

Affordability indicators in Preston 

viii. A range of market signals are presented in Mr. Stacey’s proof which provides 
factual information. However, when considering affordable need there are 
further matters which warrant consideration.  

ix. Consideration should be given to the role of the private rented sector in 
accommodating households needing housing that is affordable. Although this 
does not fall under the definition of affordable housing, using the private 
rented sector is a pragmatic response from households who cannot afford to 
buy or have access to social housing.  

x. The 2011 census reported 11,200 households (19.5%) living in private rented 
accommodation. The latest two year average of housing benefit receipt was 
2,670 households for the years 2018/19 to 2019/20. Using the 2011 census 
as a base, this would indicate that around 24% of households in the private 
rented sector are in receipt of housing benefit. The private rented sector is 
therefore providing a supply of accommodation for households who have low 
income. 

xi. Regarding affordable supply, 19.9% of households in Preston live in 
affordable housing according to the 2011 census. This compares with 18.8% 
across the North West and England and 12.6% across Lancashire. In 2019, 
there were 11,999 affordable dwellings representing 18.7% of dwelling stock 
and since 2011 the overall affordable dwelling stock has increased by 531 
which is attributed to newbuild/acquisitions but also takes account of losses 
through right to buy/acquire.  

xii. The Council continue to deliver affordable housing and there is an estimated 
pipeline supply of 916 affordable units which will make a considerable 
contribution to affordable supply. This figure excludes the proposed 
development of the Whittingham Hospital site of 750 dwellings, 30% of which 
will be affordable (225 dwellings) which is located within the parish of 
Whittingham and in close proximity to Goosnargh. Arguably this particular site 
will address the affordable needs of households living in the two parishes.  

 

Affordable housing need, delivery and market indicators for Ribble Valley 

xiii. Material was presented in Mr. Stacey’s proof relating to Ribble Valley where 
the parish of Longridge is located. 
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xiv. The 2011 census reported 3,641 households (15.1%) living in private rented 
accommodation. The latest two year average of housing benefit receipt was 
605 households for the years 2018/19 to 2019/20. Using the 2011 census as 
a base, this would indicate that around 17% of households in the private 
rented sector are in receipt of housing benefit. The private rented sector is 
therefore providing a supply of accommodation for households who have low 
income. 

xv. Regarding affordable supply, 8.2% of households in Ribble Valley live in 
affordable housing according to the 2011 census. This compares with 18.8% 
across the North West and England and 12.6% across Lancashire. In 2019, 
there were 2,420 affordable dwellings representing 8.8% of dwelling stock and 
since 2011 the overall affordable dwelling stock has increased by 531 which is 
attributed to newbuild/acquisitions  but also takes account of losses through 
right to buy/acquire.  

xvi. Over the period 2013/14 to 2018/19, 359 affordable housing completions have 
been reported. This demonstrates that the Council are delivering a range of 
additional affordable housing through working with its housing association 
partners. 

 

Affordability and affordable housing need in Goosnargh, Whittingham and 
Longridge 

xvii. There is currently no up to date evidence of need except for information on 
the housing register. I would concur with Mr. Stacey that housing registers 
can be an unreliable source of needs evidence (paras 10.12 and 11.12 of Mr. 
Stacey’s proof).  

xviii. In the absence of a local needs survey, arc4 has produced a gross estimate 
of affordable housing need for the three parishes using reasonable 
assumptions derived from a national database representing 2.54m 
households.  

xix. This analysis estimates gross need for 10 affordable dwellings in Goosnargh, 
16 in Whittingham and 65 in Longridge from existing and newly-forming 
households currently living in each of the three areas.. For Goosnargh and 
Whittingham, the housing register only reports 3 households in need but for 
Longridge the figure is 331 households. The analysis does not factor in supply 
through turnover of existing affordable stock or newbuild.  

xx. There is a need for affordable housing in the three parishes.  

xxi. The Whittingham Hospital site which is currently being developed will be 
providing 225 affordable homes to address needs in Whittingham and 
arguably over a wider geographical area including Goosnargh.  

xxii. During 2021, a major household survey is taking place across Preston and 
this will include parish-level surveys in rural areas. This survey will help to 
confirm the level of affordable need in Goosnargh and Whittingham. 
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1. Introduction 
1.1 This statement of evidence has been prepared by Dr Michael Bullock, 

Managing Director of arc4 Ltd. I hold a BSc(Hons) and PhD in Geography, 
both from Lancaster University. I have over 24 years’ housing research 
experience and I am a Member of the Market Research Society and a 
Member of the Chartered Institute of Housing.  

1.2 arc4 has recently been appointed by Preston City Council to prepare a 
comprehensive Local Housing Needs Assessment (LHNA). arc4 has a strong 
track record of delivering housing needs assessment work which complies 
with relevant national policy and provides councils with robust, defensible data 
from rigorous methodologies. 

1.3 The purpose of this rebuttal proof of evidence is to consider specific aspects 
of the ‘Affordable Housing Proof of Evidence of James Stacey: Conjoined 
appeals A to G in the Preston City Council administrative area’. This proof is 
of considerable length comprising 21 sections and 14 appendices and an  
executive summary. My rebuttal proof of evidence focuses on specific aspects 
of Mr. Stacey’s proof which I trust provides the Inspector with a broader 
perspective on affordable housing need and appropriate response to meet 
that need. 

 

2. Section 5 Affordable housing needs in Preston 
2.1 The adopted Development Plan in Preston currently comprises the Preston 

Local Plan (2015) and the Central Lancashire Core Strategy (2012) (as stated 
in para 4.39). It is agreed that there is a clear and pressing need for affordable 
housing (para 5.21) and SO8 Central Lancashire Core Strategy is ‘to 
significantly increase the supply of affordable housing and special needs 
housing particularly in places of greatest need such as in more rural areas’. 
But this is to be done in a manner consistent with Policy 1 Local Growth in the 
Central Lancashire Core Strategy.  

2.2 The latest evidence is an annual need for 250 affordable homes in the 
Preston local authority area over the period 2018 to 2036 from the Central 
Lancashire 2020 Housing Study (CD HA10).  The Core 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 (para 5.1).  
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3. Section 6 Affordable housing delivery in 
Preston  
 

3.1 The Central Lancashire Local Development Framework Adopted Core 
Strategy July 2012 set a target for annual affordable housing completions 
against requirement targets of 46 dwellings each year across Preston. This is 
set out at Appendix D Performance Monitoring Framework. Over the plan 
period from 2010/11 to 2019/20, the Plan target was 460 affordable dwellings  

3.2 Past delivery of housing and affordable housing completions over the 10-year 
period 2010/11 to 2019/20 are set out in para 6.1 and Figure 6.1 of Mr. 
Stacey’s proof. This shows a total of 4,837 net completions and 1,066 gross 
affordable completions or 22% of overall completions. There have been 
further losses of around 234 affordable units through right to buy/acquire. 
Even after accounting for this loss, which would result in an net increase of 
832 affordable dwellings, affordable housing delivery is 81% higher than the 
Plan requirement. Using the gross completions of 1,066, affordable housing 
delivery is 132% higher than the Plan requirement. Clearly Preston is meeting 
the affordable housing targets set out in the Central Lancashire Local 
Development Framework Adopted Core Strategy July 2012. 

3.3 However, when interpreting affordable housing need, PPG states: ‘The total 
affordable housing need can then be considered in the context of its likely 
delivery as a proportion of mixed market and affordable housing 
developments, taking into account the probable percentage of affordable 
housing to be delivered by eligible market housing led developments. An 
increase in the total housing requirement included in the plan may need to be 
considered where it could help deliver the required number of affordable 
homes.’ (PPG Paragraph Reference ID: 67-008-20190722. 

3.4 Affordable needs analysis should therefore determine whether an uplift to the 
overall housing number is necessary to help deliver affordable housing. More 
generally the evidence provides justification for an affordable housing policy.  

3.5 The Council has a robust affordable housing policy in place which continues 
to deliver affordable housing and is consistent with the PPG. PPG is clear 
(Reference ID: 2a-024-20190220) that: ‘The total affordable housing need 
should then be considered in the context of likely delivery as a proportion of 
mixed market and affordable housing developments, given the probable 
percentage of affordable housing to be delivered by market housing led 
developments. An increase in the total housing figures included in the local 
plan should be considered where it could help deliver the required number of 
affordable homes’.  

3.6 Affordable housing need should therefore be considered in the context of 
likely delivery and not as a specific target for delivery. Furthermore, Borough 
Council of Kings Lynn vs SoS and Elm Park Holdings judgement para 37 
states: ‘this consideration of an increase to help deliver the required number 
of affordable homes, rather than an instruction that the requirement be met in 
total, is consistent with the policy in paragraph 159 of the framework’. 
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3.7 Planning Inspectors further support this view as set out in the following 
examples from Inspectors’ reports. 

 

North Tyneside Report on the Examination of the North Tyneside Local 
Plan  

3.8 Para 90 states ‘the SHMA outlines the scale of affordable housing need of 
490dpa’. This compares with a housing requirement of 790dpa averaged over 
the plan period’. 

3.9 The Inspector recognised that the significant uplift in overall housing delivery 
over the plan period will include an element of affordable housing as required 
under local policy. The Inspector clearly recognised the substantial affordable 
housing need but did not insist that all need was to be met.  

 

County Durham Report on the Examination of the County Durham Plan 
Inspectors Report September 2020 

3.10 Within the report, overall housing need, affordable need and how this should 
be met are considered. Para 40 indicates an annual housing need for 1,287 
dwellings over the period 2016 to 2035.  

3.11 Para 45: …’the Plan is unlikely to ensure that the identified needs for 
additional affordable homes (836 per year) will be met, even allowing for the 
expectation that a significant number of such homes will continue to be 
funded by the public sector. In such circumstances, national guidance advises 
that consideration should be given to whether the total housing requirement in 
the Plan should be increased in order to help deliver more affordable homes. 
The Council did consider this, and chose not to do so. This is justified for a 
number of reasons…in high value areas, where the policy requirement for 
affordable homes is greatest, are largely within the green belt. Finally, as the 
Plan aims to accommodate all the households that are expected to require 
homes in the county, it is not clear that there would be market demand for 
additional dwellings or that such provision would contribute to sustainable 
development’. 

3.12 The Inspector recognised that PPG is clear that overall housing can be 
uplifted to support affordable housing delivery if this is justifiable. He clearly 
recognised the pressure in rural areas and was concerned about the 
sustainability of  development.  

 

Hart District Council Local Plan – Strategy and Sites Inspectors Report 
February 2020 

3.13 The identified need for affordable housing was 306dpa (para 41) compared 
with an overall objectively assessed housing need of 382dpa (para 31). In 
paragraph 41, the Inspector commented: ‘I consider the calculation of 
affordable housing need to be robust. Notwithstanding this…the identified 
need is significantly higher than the amount of affordable housing that is likely 
to be delivered’. The Inspector continues (para 43) ‘I consider that to uplift the 
housing requirement further [to support affordable housing delivery] could 
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result in open market dwellings being provided when there is no evidence of 
need, which could lead to an imbalance between homes and jobs and 
unsustainable commuting patterns’.  

3.14 In Para 45 the Inspector introduces a further matter which should be 
considered when understanding affordable housing need: ‘It is therefore likely 
that some of those with affordable housing needs will continue to be 
dependent on the private rented sector, in some cases supported by housing 
benefit.’  

3.15 The Inspector therefore recognised that higher levels of delivery could lead to 
sustainability issues and recognised that households needing affordable 
housing can use the private rented sector to meet their housing need.  

3.16 In summary, the PPG and Inspectors recognise that affordable housing need 
should be assessed but findings interpreted carefully within the context of 
PPG. Affordable need analysis should determine whether an uplift to the 
overall housing number is necessary to help deliver affordable housing. More 
generally the evidence provides justification for a robust affordable housing 
policy. However, it is very clear that the analysis should not set an affordable 
target which should be met. This is, in any event, a matter for the Local Plan 
process. 

3.17 Para 6.8 of Mr. Stacey’s proof suggests that the minimum affordable need for 
the period 2020/21 to 2024/25 lies somewhere between 1,700 and 1,350 
affordable dwellings. This is to take account of under-delivery to be met within 
5 years and existing evidence of need. However, this has to be put into a 
wider context and the latest MHCLG minimum indicative housing need is 
250dpa across Preston based on the December 2020 standard method 
calculation2. It further emphasises the importance of a reasonable and 
proportionate response to the delivery of affordable housing. 

 

 

4. Section 7 Affordability indicators in Preston 
4.1 Mr. Stacey’s proof refers to a range of market signals and a range of factual 

material is presented. However, there are some specific matters to be raised 
in response to the evidence which are now set out. 

 

The role of the private rented sector in delivering housing that is 
affordable 

4.2 Reference is made to the private rented sector at paras 7.38 and 7.39 of Mr. 
Stacey’s proof which indicates a lower quartile rent of £450pcm which has 
increased from £320 in 2013/14. No consideration is given to the role of the 
private rented sector in accommodating households needing housing that is 
affordable.  

                                                 
2 assets.publishing,service.gov.uk Indicative Local Housing Need (December 2020) 
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4.3 As recognised by the Inspector of Hart District’s Local Plan, the private rented 
sector can provide housing that is affordable. Although this does not fall under 
the definition of affordable housing, using the private rented sector is a 
pragmatic response from households who cannot afford to buy or have 
access to social housing. 

4.4 The 2011 census reported 11,200 households (19.5%) living in the private 
rented sector. Rental data from Zoopla have been analysed and this shows 
that over the 3 calendar years 2018 to 2020, a total of 12,472 rentals were 
advertised and a total of 2,677 private rented sector dwellings were let at or 
below Local Housing Allowance (LHA) rates (Table 1). Data from the 
Department for Work and Pensions indicates that during 2018/19, 2,996 
households in the private rented sector were in receipt of non-passported3 
housing benefit but this fell to 2,345 in 2019/20 and for 2020/21 to the end of 
November, 2,104 were in receipt of housing benefit. The annual average over 
2018/19 to 2019/20 was 2,670 households. Using the 2011 census as a base, 
this would indicate that around 24% of households in the private rented sector 
are in receipt of housing benefit. This would indicate that the private rented 
sector is providing housing that is affordable to local residents.  

 

Affordable supply 

4.5 According to the 2011 census, 19.9% of households across Preston lived in 
affordable housing. This is considerably higher than the Lancashire average 
of 12.6% and slightly higher than the national and North West average of 
18.8%. 

4.6 The latest 2019 Regulator of Social Housing Statistical Data Return reports a 
total of 11,999 affordable dwellings compared to a total dwelling stock of 
64,100 in 20194. The overall proportion of 18.7% is comparable to the 2011 
census and the overall affordable dwelling stock has increased by 531 which 
is attributed to newbuild and acquisitions but also takes account of losses 
through right to buy/acquire.  

4.7 The total amount of affordable stock has therefore increased and Preston has 
the highest proportion of affordable stock compared with other Lancashire 
districts. There is a healthy supply of affordable housing in Preston and supply 
is continuing to increase.  

 

 

                                                 
3 Passported benefits are benefits that, once you have them, automatically allow you to collect benefits.  The data shown are households 
specifically receiving housing benefit and do not take into account other benefits.  

4 MHCLG Dwelling Stock Statistics Table LT100 
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Table 1 Private Rented dwelling lettings 2018-2020 - Preston 

2018 
No. properties rented 
at or below LHA 

No. properties let 
above LHA rate 

Total 
properties let 

% at or below 
LHA 

Shared 2 123 125 1.6% 

1 Bedroom 277 739 1016 27.3% 

2 Bedrooms 276 1224 1500 18.4% 

3 Bedrooms 277 825 1102 25.1% 

4 Bedrooms 153 446 599 25.5% 

Total 985 3357 4342 22.7% 

          

2019 
No. properties rented 
at or below LHA 

No. properties let 
above LHA rate 

Total 
properties let 

% at or below 
LHA 

Shared 2 172 174 1.1% 

1 Bedroom 268 836 1104 24.3% 

2 Bedrooms 227 1245 1472 15.4% 

3 Bedrooms 201 844 1045 19.2% 

4 Bedrooms 148 531 679 21.8% 

Total 846 3628 4474 18.9% 

2020 
No. properties rented 
at or below LHA 

No. properties let 
above LHA rate 

Total 
properties let 

% at or below 
LHA 

Shared 4 195 199 2.0% 

1 Bedroom 219 730 949 23.1% 

2 Bedrooms 346 816 1162 29.8% 

3 Bedrooms 154 557 711 21.7% 

4 Bedrooms 123 512 635 19.4% 

Total 846 2810 3656 23.1% 

          

3 year total 2677 9795 12472 21.5% 

Source: Zoopla Price Paid 

 

Recent and future supply of affordable housing 

4.8 Figure 6.4 of Mr. Stacey’s proof indicates there have been 927 affordable 
housing completions over the period 2014/15 to 2019/20. According to 
MHCLG affordable housing supply statistics covering the period 2015/16 to 
2019/20, around 67% have been for rent and 33% for affordable home 
ownership.  

4.9 This demonstrates that the Council are delivering a range of additional 
affordable housing through working with its housing association partners.  

4.10 At para 6.21, Mr. Stacey comments that ‘the future delivery of affordable 
housing is highly uncertain’ This statement is not credible because for the 
Cardwell Farm Appeal, data on future supply of affordable housing was 
presented5. This indicates a pipeline supply of 916 affordable units which will 
make a considerable contribution to affordable housing supply across 

                                                 
5 Proof of Evidence of Ben Pycroft in relation to housing land supply Appendix BP11 
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Preston. In addition, the Whittingham Hospital Site (HS 1.15 in the Preston 
Local Plan) has planning permission for 750 dwelling and 30% will be 
affordable (225 dwellings).  

 

5. Section 8 Affordable housing needs and 
delivery in Ribble Valley  

5.1 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 Plan Document (adopted October 2019) and the 
Longridge Neighbourhood Plan (made February 2019) (para 8.2). 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 or more units for the remainder of the borough (para 8.3).  

5.2 The latest evidence on need is the 2013 SHMA which established an annual 
need for 404 new affordable dwellings.  

5.3 Past delivery of housing and affordable housing completions over the 7-year 
period 2013/14 to 2019/20 are set out in para 8.9 and Figure 8.1 of Mr. 
Stacey’s proof. This shows a total of 2,589 net completions and 564 gross 
affordable completions or 22% overall. Mr. Stacey argues this amounts to a 
shortfall of 1,661 over the period 2013/14 to 2018/119 (assuming an annual 
need for 404 affordable dwellings). 

5.4 The points raised in paragraphs 3.2 to 3.13 of this proof then apply to Ribble 
Valley. Mr. Stacey does not calculate the minimum affordable need over a 5- 
year period as he did for Preston, but a 404 annual need should be put in the 
context of the latest MHCLG minimum indicative housing need of 143 across 
Ribble Valley based on the December 2020 standard method calculation6.  

 

6. Section 9 Affordability indicators in Ribble 
Valley 

6.1 Mr. Stacey’s proof refers to a range of market signals and a range of factual 
material is presented. However, there are some specific matters to be raised 
in response to the evidence which are now set out. 

 

The role of the private rented sector in delivering housing that is 
affordable 

6.2 Reference is made to the private rented sector at para 9.4 of Mr. Stacey’s 
proof which indicates a lower quartile rent of £540pcm which has increased 
from £495 in 2013/14. No consideration is given to the role of the private 

                                                 
6 assets.publishing,service.gov.uk Indicative Local Housing Need (December 2020) 
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rented sector in accommodating households needing housing that is 
affordable.  

6.3 The 2011 census reported 3,641 households (15.1%) living in the private 
rented sector. Rental data from Zoopla have been analysed and this shows 
that over the 3 calendar years 2018 to 2020, a total of 1,420 rentals were 
advertised and a total of 62 private rented sector dwellings were let at or 
below Local Housing Allowance (LHA) rates (Table 2). This is an indicator that 
a household would receive housing benefit to fully cover the cost of renting 
and represents only around 4.4% of all private rentals. Households can also 
be in receipt of housing benefit but this is insufficient to cover the whole of the 
rent. Data from the Department for Work and Pensions indicates that during 
2018/19, 671 households in the private rented sector were in receipt of non-
passported7 housing benefit but this fell to 538 in 2019/20 and for 2020/21 to 
the end of November, 477 were in receipt of housing benefit. The annual 
average over 2018/19 to 2019/20 was 605 households which would equate to 
around 17% of households using the 2011 census as a baseline.  

6.4 This analysis would conclude that there at least around 62 households across 
Ribble Valley living in the private rented sector and having their rent paid in 
full by housing benefit and around 542 who have their private rent paid in part 
through housing benefit.  

 

Affordable supply 

6.5 According to the 2011 census, 8.2% of households across Ribble Valley live 
in affordable housing. This is lower than the Lancashire average of 12.6% and 
considerably lower than the national and North West average of 18.8%. 

6.6 The latest 2019 Regulator of Social Housing Statistical Data Return reports a 
total of 2,420 affordable dwellings compared to a total dwelling stock of 
27,348 in 20198. The total number of affordable dwellings has increased by 
439 units from 1,981 in the 2011 census to 2,420 in 2019 (8.8% of stock). 
This can be attributed to newbuild and acquisitions but takes account of 
losses through right to buy/acquire.   

 

 

 

 

 

 

 

 

 

                                                 
7 Passported benefits are benefits that, once you have them, automatically allow you to collect benefits.  The data shown are households 
specifically receiving housing benefit and do not take into account other benefits.  

8 MHCLG Dwelling Stock Statistics Table LT100 
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Table 2 Private Rented dwelling lettings 2018-2020 – Ribble Valley 

2018 
No. properties rented 
at or below LHA 

No. properties let 
above LHA rate Total properties let % at or below LHA 

Shared 1 15 16 6.3% 

1 Bedroom 2 59 61 3.3% 

2 Bedrooms 7 207 214 3.3% 

3 Bedrooms 5 159 164 3.0% 

4 Bedrooms 1 43 44 2.3% 

Total 16 483 499 3.2% 

2019 
No. properties rented 
at or below LHA 

No. properties let 
above LHA rate Total properties let % at or below LHA 

Shared 1 20 21 4.8% 

1 Bedroom 7 66 73 9.6% 

2 Bedrooms 6 213 219 2.7% 

3 Bedrooms 7 152 159 4.4% 

4 Bedrooms 0 36 36 0.0% 

Total 21 487 508 4.1% 

2020 
No. properties rented 
at or below LHA 

No. properties let 
above LHA rate Total properties let % at or below LHA 

Shared 2 23 25 8.0% 

1 Bedroom 4 65 69 5.8% 

2 Bedrooms 12 162 174 6.9% 

3 Bedrooms 7 102 109 6.4% 

4 Bedrooms 0 36 36 0.0% 

Total 25 388 413 6.1% 

          

3 year total 62 1,358 1,420 4.4% 

Source: Zoopla Price Paid 

 

Recent and future supply of affordable housing 

6.7 Figure 8.2 of Mr. Stacey’s proof indicates there have been 359 affordable 
housing completions over the period 2013/14 to 2018/19. According to 
MHCLG Affordable housing supply statistics covering the period 2015/16 to 
2019/20, 44.6% have been for rent and 55.4% for affordable home ownership.  

6.8 This demonstrates that the Council are delivering a range of additional 
affordable housing through working with its housing association partners. 

6.9 Clearly the situation regarding affordable need in Ribble Valley is more acute 
than Preston. There has been delivery of affordable housing but the actual 
proportion of households living in affordable housing or living in the private 
rented sector with housing benefit support is low.  
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7. Sections 10 to 12: Affordability profiles for 
Goosnargh, Whittingham and Longridge 

7.1 Sections 10 to 12 of Mr. Stacey’s proof provide affordability profiles for 
Whittingham, Goosnargh and Longridge. There is currently no up to date 
evidence of need except for information on the housing register. I would 
concur with Mr. Stacey that housing registers can be an unreliable source of 
needs evidence.  

7.2 In the absence of a local needs survey, arc4 has produced a gross estimate 
of affordable housing need for the three parishes (Table 3). This is based on 
the number of households according to the 2011 census and uses 
assumptions derived from the arc4 national database. This database 
summarises data from published arc4 reports which is based on 81,500 
household surveys conducted 2013-2020 which  represent around 2.54m 
households. The data includes the likely scale of existing households in need, 
new household formation and the likely proportions who cannot afford open 
market prices or rents. The modelling assumes that a market price should be 
no more than 3.5x household income plus any access to equity/savings; and 
a private rent should cost no more than 25% of household income.  

7.3 During 2021, a major household survey is taking place across Preston and 
this will include parish-level surveys in rural areas. This survey will help to 
confirm the level of affordable need in Goosnargh and Whittingham. 
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Table 3 Estimate of affordable housing need in Goosnargh, Whittingham and Longridge 

  Parish>> Goosnargh Whittingham Longridge Detailed assumptions 

  Local Authority>> Preston Preston 
Ribble 
Valley 

   Estimated number of households 478 812 3285 2011 census households 

A 
Estimate of existing households in 
need  48 81 329 

Arc4 national estimate that around 
10% of households are in need 

B 

Existing households in need who 
cannot afford  open market 
prices/rents (50%) 27 46 187 

Arc4 national estimate that around 
57% of households in need cannot 
afford open market solutions 

C Annual backlog clearance  5 9 37 

Assume need is met over 10 years 
(to tie in with Standard Method 
calculation) 

D Newly-forming households  7 12 49 

Gross formation rate of around 1.5% 
based on national estimate from the 
English Housing Survey  

E 

Newly-forming households who 
cannot afford open market 
solutions 4 7 28 

Arc4 national estimate that around 
56.9% of newly-forming households 
in need cannot afford open market 
solutions 

F=C+E Gross annual need 10 16 65 
Annual gross need for affordable 
housing 

 
Parish>> Goosnargh Whittingham Longridge 

 Housing register need 3 3 331 
 Date    Mar-21 Apr-20 Mar-21 
 

Source: arc4 national estimates applied to parish household data; housing register data provided by local authorities 

 



Proof of Evidence            Page | 17 

March 2021 17 

7.4 Analysis presented in Table 3 shows an estimated annual gross need for 10 
affordable dwellings in Goosnargh, 16 in Whittingham and 65 in Longridge 
from existing and newly-forming households currently living in each of the 
three areas. For Goosnargh and Whittingham, the housing register only 
reports 3 households in need but for Longridge the figure is 331 households. 
The analysis does not factor in supply through turnover of existing affordable 
stock or newbuild.  

7.5 There is a clear need for affordable housing in the three parishes but actual 
delivery ought to be proportionate to parish need. Existing polices point to 
how this need should be addressed. Whilst a matter for the planning witness, 
affordable housing needs to be delivered in a manner which is consistent with 
the spatial strategy. 

 

Goosnargh 

7.6 Policy AD1 of the Preston Local Plan 2012-2026 relates to development 
within existing villages. This policy specifically recognises Goosnargh as a 
village situated within the open countryside with tightly constrained and 
defined boundaries. Goosnargh is not recognised as a Rural Local Service 
Centre in the Central Lancashire Core Strategy and therefore no significant 
growth aspirations exist for the village. 

7.7 In accordance with Central Lancashire Core Strategy Policy 1(f), development 
within villages should typically be small-scale, infill, conversion of buildings 
and proposals to meet a local need. This applies to developments for 
affordable housing and/or which deliver a percentage of affordable housing. T 

 

Whittingham 

7.8 Whittingham is a parish which starts at Cumeragh (just east to Goosnargh) 
and extends to the administrative boundary at Longridge. It is not a settlement 
in its own right and does not form part of Goosnargh (an issue addressed by 
the Planning witness).  

7.9 The Whittingham Hospital site (HS1.15 in the Preston Local Plan) has 
planning permission for 750 dwelling and 30% will be affordable (225 
dwellings). The considerable affordable housing development on this site will 
address needs in Whittingham and arguably over a wider geographical area 
including Goosnargh.  

 

Longridge 

7.10 Key Statement DS1: Development Strategy proposes that the majority of new 
housing development will be: 

 Concentrated within an identified strategic site located to the south of 
Clitheroe towards the A59; and 

 The principal settlements of: 

o Clitheroe; 
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o Longridge; and 

o Whalley. 

7.11 As Longridge is already recognised as a focus of development and there is a 
clear need for affordable housing. 

 

8. Conclusions 
8.1 This rebuttal proof of evidence has considered specific aspects of the 

’Affordable Housing Proof of Evidence of James Stacey: Conjoined appeals A 
to G in the Preston City Council administrative area’ to present a broader 
perspective on affordable housing need and the appropriate responses to 
meet that need.  

8.2 Much of Mr. Stacey’s proof contains a range of factual evidence which 
considers affordable housing needs, affordable delivery, affordable indicators 
in both Preston and Ribble Valley local planning authority areas. The proof 
also provides affordability profiles for the villages of Whittingham, Goosnargh 
and Longridge.  

8.3 The key points raised in this rebuttal statement are now summarised. 

8.4 Mr. Stacey’s proof considers the delivery of affordable housing against 
established evidence of need. A cumulative shortfall in affordable housing is 
estimated for both local authority areas. However, this approach is flawed 
because PPG is clear that affordable need should be considered in the 
context of likely delivery and not as a specific target for delivery. This 
understanding is reflected in examples from Local Plan examination reports.  

8.5 Mr. Stacey’s proof does not acknowledge the role of the private rented sector 
as a source of housing that is affordable. Evidence has been presented in this 
rebuttal proof which shows that across Preston over the period 2018/19 to 
2019/19, 2,670 households living in the private rented sector were in receipt 
of housing benefit support. The figure for Ribble Valley was 605 households.  

8.6 Mr. Stacey’s proof does not attempt to identify the actual scale of affordable 
housing need in the three settlements. Housing register data is presented but 
this is likely to underestimate need for a variety of reasons including lack of 
turnover in existing supply, limited newbuild. Arc4 has provided reasonable 
estimates of affordable housing need in each of the settlements. Gross annual 
need is estimated to be 10 affordable dwellings in Goosnargh, 16 in 
Whittingham and 65 in Longridge. The analysis does not factor in supply 
through turnover of existing affordable stock or newbuild. 

8.7 There are clear planning policies in place to delivery affordable housing. 

8.8 The Whittingham Hospital site which is currently being developed will be 
providing 225 affordable homes to address needs in Whittingham and 
arguably over a wider geographical area including Goosnargh.  
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