
Whittingham Hospital Affordable Housing Delivery Note (including response to council’s comment in 
red underline) 

 
The Whittingham Hospital 2019 planning application committee report (HJ19) provides a detailed 
planning history to the site. This can be found under Section 3.3 (Page 6). The most relevant planning 
applications in relation to the affordable housing provision are as follows: 
 

• 06/2013/0779 - Redevelopment of site to provide up to 650 (Class C3) residential dwellings, 
up to 9000 sqm (Class B1) office/light industrial use, primary school, senior playing pitch, 
tennis court, relocation of bowling green, recreational and play facilities, new access to 
Whittingham Lane and alterations to existing access to Cumeragh Lane, open space, 
landscaping and associated infrastructure (including retention of existing cricket pitch and 
pavilion) (outline application) (application for extension of time limit to previously approved 
planning application 06/2007/0946). Approved subject to Section 106 Obligation and 
conditions June 2014. Total of 650 dwellings including 20% on site affordable housing (i.e 
130 units). 
 

• 06/2014/0535 - Reserved Matters application for the erection of 132no. dwellings and 18no. 
apartments in 3no. blocks with landscaping and associated infrastructure (Phase 1) (pursuant 
to outline application 06/2013/0779). Approved with conditions October 2014. Total of 150 
dwellings including 11% affordable housing (i.e 17 units).  
 

• 06/2019/0365 - Outline planning application seeking approval for access from Henry Littler 
Way and Cumeragh Lane for the development of up to 750 dwellings; the redevelopment of 
the Whittingham and Goosnargh Sports and Social Club and associated outdoor facilities; 
approximately 1.5 hectares of land reserved for the delivery of a primary school and 
associated development; redevelopment of the former waste water treatment works for up 
to three dwellings; landscaping, public open space and other on-site infrastructure (all other 
matters reserved). Total of 750 dwellings of which members resolved to approve based on 
an officers report that the consent would deliver 11% affordable housing due to viability 
concerns (i.e 83 units), however the s.106 requirements appear to relate to an overall figure 
of 18.6% (i.e 139 units). A policy compliant figure would be 263 units. 
 

• 06/2020/1118 Reserved matters application (namely appearance, landscaping, layout and 
scale) pursuant to outline permission 06/2019/0365 for 248no. dwellings. Total of 248 
dwellings including 30% affordable housing (i.e 75 units). A policy compliant figure would 
be 87 units).  

 
Paragraph 8.8 of Mr Sandover’s Proof (EI1) confirms the percentage of affordable housing to come 
forward with each phase of the 2019 planning application as secured by the S106 that accompanies 
the 2019 planning permission (submitted alongside this note). This differs from the 11% suggested in 
the committee report and using the assumed number of dwellings per phase shown in the s.106 
equates to approximately 18.6% of the 750 or 139 homes, which would be similar to the number of 
affordable homes in the 2013 outline. 
 
The s.106 provisions require … 
 

• 30% on-site affordable dwellings in Phase 2; 

• 5% on-site affordable dwellings in Phase 3; and 

• 20% on-site affordable dwellings in Phase 4. 
 



The following table comprises the anticipated yield of affordable housing based on the two outline 
applications, the two approved reserved matters and the subsequent anticipated provisions with 
Phases 3 and 4 of the 2019 planning application. 
 
 
 

Planning Application Total Dwellings % Affordables Total Affordables 

06/2013/0779 – Outline 650 20 130 

06/2014/0535 – RM 150 11 17 

Undeveloped / Residual 500 23 113 

 

06/2019/0365 – Outline 750 18.6 139 

06/2020/1118 – RM  2481 30 74 (75 in previous 
note was an error) 

Phase 32 239 5 12 

Phase 43 2634 20  53 

Total 750  139 

 
The undeveloped residual number of affordables from the 2013 planning application as detailed above 
is 113 dwellings. Based on the 11% figure included within the committee report, the 2019 planning 
application would yield 83 affordable dwellings, therefore a deficit of 30 dwellings. However, as 
detailed within Mr Sandover’s Proof, and illustrated in the above table, the actual percentage per 
phase is higher than this (and results in an overall total of 18.6%, 139/750). It is not clear where the 
uplift in percentage has come from. This uplift would deliver an additional 26 affordable dwellings 
than would result from the residue of the 2013 planning application. 
 
This aside, the committee report at Page 17 makes clear there is a set of challenging viability matters 
at the site that have stalled the development historically and led to an agreed viability appraisal that 
only 11% affordable dwellings could be delivered onsite. Given it is clear from the committee report 
that viability is an issue, it could be quite reasonable to expect Phase 3 and in particular 4 (given the 
20% requirement), to look to alter the provisions to achieve closer to the 11% figure (varying the S106 
accordingly). Given the wording within the S106 for a minimum of non-policy compliant levels of 
affordable housing, it is clear that the viability issue is not resolved. In relation to the late changes 
report5 presented to Preston’s planning committee on 7th November 2019, in advance of the decision 
of the 2019 planning application, which confirmed that any education overage be redistributed to the 
council to go towards the council’s undersupply of affordable housing off-site, this also does not 
confirm that viability is resolved, rather it proves that it is a non-viable scheme at 35% on-site 
provision. 
 
Pending reserved matter submissions, the 2019 planning application could be expected to yield 
affordable homes in the range of - 30 to + 26 dwellings against the 2013 planning application. Either 
figure would represent an under provision against CS Policy 7. 
 
Assuming the total site yields 900 dwellings, i.e., 750 (consented) + 150 (complete), the total number 
of affordable homes would be 17 (2013 application) + 139 (2019 application) or a total of 156, which 
is 17.3%   

 
1 The RM application included an additional 10 dwellings than assumed in the outline. 
2 Figures from Plan 1, Appendix 2 of S106 for Planning Application Ref. 06/2019/0365 
3 Figures from Plan 1, Appendix 2 of S106 for Planning Application Ref. 06/2019/0365 
4 This number would bring the total to 750 as per the outline based on the additional 10 in phase 2. 
5 https://preston.moderngov.co.uk/documents/b50006852/Late%20Changes%20Report%2007th-Nov-
2019%2014.30%20Planning%20Committee.pdf?T=9, Accessed on 28th April 2021. 

https://preston.moderngov.co.uk/documents/b50006852/Late%20Changes%20Report%2007th-Nov-2019%2014.30%20Planning%20Committee.pdf?T=9
https://preston.moderngov.co.uk/documents/b50006852/Late%20Changes%20Report%2007th-Nov-2019%2014.30%20Planning%20Committee.pdf?T=9


 
This aside the council’s Housing Land Position as at 1st October 2020 (HA24) provides the following 
summary of the likely delivery of the Whittingham Hospital site (see Page 14): 
 

Local Plan 
Ref. 

Planning 
Permission 

Address Net gain 
outstanding 
at Oct 2020 

Oct 20/21 
– Oct 
24/25 

Oct 25/26 
– Oct 
29/30 

Oct 2030 
+ 

HS1.15 06/2019/0365 Former 
Whittingham 

Hospital 
remainder of 

the site 

750 0 120 630 

 
As is evident from the Housing Land Position Statement, very few of the dwellings are anticipated to 
be delivered within the plan period. This would leave a shortfall against the anticipated delivery of 
affordable dwellings against both 2013 and 2019 planning application during the plan period. 
 
In summary: 
 

• Against the 2013 planning application, the 2019 outline planning application will deliver 
somewhere between - 30 affordable dwellings (based on 11% as per the council’s committee 
report) or an additional 26affordable dwellings (based on the numbers included in Section 3, 
Schedule 1 of the associated S106 submitted alongside this note).  
 

• Whilst the provisions for Phases 3 and 4 are set at not less than 5% and 20% respectively and 
could therefore provide the additional 26 affordable dwellings above that of the 2013 
planning application, the minimum inclusion implies a hope of providing more than just the 
26 affordable dwellings and consequently this would also mean that the council do not 
consider the area to be the wrong spatial location for affordable housing. No such suggestion 
appears in the various officer reports and it is presumed that the Council’s point arises from 
its erroneous approach of considering Goosnargh in isolation from the contiguous 
redevelopment of Whittingham Hospital which is addressed elsewhere in the evidence. 
 

• The total additional affordable dwellings is likely to be lower by virtue of the ongoing viability 
issues associated with the development of the site, and is in any event well below the policy 
requirement of 35%. Whilst the council claim that the viability matter is resolved at the site, 
given the wording within the S106 for at least minimum levels of non-compliant levels of 
affordable housing for each future phase of development, it is clear the viability matter is not 
resolved. Similarly, by virtue of the late changes report referred to above and relied upon by 
the council in implying the matter is closed, the matter instead proves that the development 
is non-viable at a 35% affordable housing provision and nothing else. As discussed at the 
inquiry, and made clear on Page 17 of HJ19, the Whittingham Hospital site has been and 
continues to be affected by a set of viability issues, that may affect future costs of the 
development and consequently viability. 

 

• Delivery of any of the affordable housing units, based on the council’s Housing Land Position 
Statement is unlikely to be within the plan period, and if they are it will only be a very small 
amount. 
  

• Even in light of the approved Reserved Matters for Phase 2 (February 2021), the council’s only 
housing trajectory has been agreed within the Housing Land Supply SOCG (HD4). 



 

• The delivery in this respect is not being underplayed and is based on the council’s own 
evidence presented at the appeal. 

 

• It is also clear from the Statement of Community Involvement that supported the Phase 2 
Reserved Matters (submitted with this note) that the applicant on the Reserved Matters 
application engaged with the council through their pre-application service in March 2020, in 
advance of the base date set out in HA24. 

 

• The change of position of the council in respect of Phase 2 such that this should now be 
included within an early period of HS24 delivery does not therefore appear to be based on 
previously unavailable information. 
 

• Despite this, even in the unlikely event (contrary to the evidence presented by the council) 
that the 74no. affordable dwellings are provided earlier than the evidence previously agreed 
by Messrs Bullock and Stacey - then even on that basis - this is still less than and behind the 
profile in respect of affordable dwellings by comparison with the provisions of the 2013 
planning permission, i.e. there would remain a residual requirement for affordable dwellings 
within Goosnargh Whittingham within the plan period. 
 

 
  
 


