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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 decision in light of the evidence of need and likelihood of 

future supply in Preston City Council (PCC).  

ii. It is based on my extensive experience gleaned over the last few years having 

represented developers, housebuilders, landowners, and strategic promoters at over 

85 Section 78 public inquiries and hearings, including some within Central Lancashire 

and Preston. It draws upon my knowledge of regional differences and the acuteness 

of need in various locations.  

iii. The appeal proposals seek outline permission for up to 125 dwellings, of which 35% 

are proposed as affordable homes equivalent to up to 44 affordable homes. The 

proposed development therefore meets the requirements of adopted Central 

Lancashire Core Strategy Policy 7, which seeks 35% provision of affordable housing 

for qualifying developments. 

iv. Details on total numbers, distribution and tenure split will be considered at the 

Reserved Matters stage.  

v. The appeal site is located within Barton Civil Parish and Preston Rural North Ward 

within the Preston City Council administrative area and is adjacent to Myerscough and 

Bilsborrow Civil Parish and Brock with Catterall Ward within the Wyre District Council 

(WDC) administrative area. I set out a series of affordable housing facts and figures 

specific to PCC, but due to its location to WDC, I also present a similar set facts and 

figures within WDC.   

vi. There is irrefutable evidence of an acute national housing crisis. The former Housing 

Minister recently described the shortage of housing in the UK as possibly the largest 

scandal to hit the country in the past 30 years. McVey acknowledged at her RESI 

Convention speech in September 2019 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.” 

vii. “Since the mid-1990s, house prices have risen to 8 times, 10 times, 12 times, in some 

of the most expensive parts of this country 44 times the actual income of someone, 

that cannot be right”, claimed the Housing Minister. 
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viii. Meanwhile in a House of Commons debate in September 2019 it was resolved 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…” 

ix. In a speech on 9 March 2020 to the Planning Inspectorate, the current Housing 

Minister, Christopher Pincher stated that: 

“I know a lot about the need for new and better homes. Because in my part of the 

world, houses for purchase and rent are appreciatively more expensive than in other 

parts of the West Midlands as we simply do not have enough homes.  

There isn’t a week that goes by without my constituents contacting me saying, “Chris, 

we just aren’t able to buy or to rent the homes that we want to live in in this beautiful 

part of the world.” (my emphasis) 

x. More recently at his speech on 14 October 2020 to the District Councils’ Network, 

Housing Minister Christopher Pincher stated 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.” 

xi. 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.  

xii. However, the true picture is that since 1969, the scale of the shortfall is so that under 

provision amounts to over 5.5 million homes.  Not once in the last 50 years has the 

country built more than 300,000 homes. In January 2019, Shelter reported at least 

three million new homes will need to be built in England over the next 20 years to solve 

the housing crisis. This merely serves to further compound the acute affordable 

housing needs that the country is facing.  

xiii. More recently a report published by Shelter in May 2021 identified what it describes as 

the Housing Emergency, with 1 in 3 adults (17.5 million people) being denied the right 

to safe home. These people are trapped by the Housing Emergency. 
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xiv. The report also sets out that as people are priced out of the housing market, the 

number of households renting privately more than doubled between 2000 and 2019 

from 2 million to 4.4 million – or 1 in 5 of us.  

xv. The report found that Private renters spend the most of their income on housing, with 

the average household paying 38% of their income on rent, compared to social renters 

(31%) and owner-occupiers (19%). Furthermore, the report found that private rented 

homes are more likely to fail the Decent Homes Standard. 

Key Findings 

xvi. 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.  

xvii. 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 -2,306 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 -721 affordable dwellings. Similarly in the three 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 -183 affordable 

dwellings. 
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xviii. 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 383 per annum for the period 2021/22 to 

2025/26.  

• 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 

-183 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 15% to 287 per annum for the period 2021/22 to 2025/26.  

• 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.  

• In respect of future supply the Council appear to have committed to the supply of 

just 1,183 affordable homes over the five-year period at an average of 

approximately 237 gross affordable dwellings per annum. This figure increases to 

241 if the additional affordable homes delivered through the commuted payments 

were also to be delivered within the five-year period.  

• It should be noted that this figure fails to take account of losses to affordable 

housing stock through the Right to Buy. If the losses experienced by PCC continue 

at the prevailing average rate over the past five years it is likely that the council will 

lose around 179 affordable dwellings from the supply, equivalent to 36 losses per 

annum.  

• When the effect of these losses is taken account, the councils supply figure for the 

next five years falls to 205 affordable homes per annum.  

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

250 per annum figures identifies in the 2020 Housing Study. 
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• This figure also falls substantially short of the 383 per annum and 287 per annum 

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

with the Sedgefield approach.  

xix. Affordability Indicators 

• Housing Register:  

At 1 March 2021 there were a total of 2,910 households on the Council’s Housing 

Register. The councils FOI response (Appendix JS1a) indicates that this figure 

can be broken down by the following components:  

Category No. Households 

Waiting list 1,643 

Transfer 984 

Open Register 283 

Total 2,910 

Source: Freedom of Information Response (28 July 2021) 

• Temporary Accommodation 

At 1 April 2021 there were 19 households being housed in temporary 

accommodation within the area and a further 7 households were housed in 

temporary accommodation outside of the authority. 

• Private Market Rents: 

The average lower quartile monthly rent in Preston in 2020/21 was £475 pcm. This 

represents a 48% increase from the figure reported in 2013/14 where average 

lower quartile monthly rents stood at £320 pcm.  

• House Prices: 

In 2019/20 an income of £39,203 per annum would be required in order to obtain 

an 80% mortgage in Preston. This represents a 31% 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 2019/20 were £25,272, 

a 40% 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 2019/20 was £171,515, a 23% increase since 2010/11 where the figure stood at 

£139,665.  
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Lower quartile house prices in Preston have increased by 11% since 2009 from 

£88,000 to £98,000 in 2020. This should be viewed in context of the fact that lower 

quartile earnings for the authority in 2020 stood at just £20,744. 

• Affordability:  

The Office for National Statistics (ONS) found that in 2020 the ratio of lower quartile 

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

at 4.72. 

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

within Preston (and Wyre), I consider that substantial weight should be attributed to 

the delivery of up to 44 affordable homes through the appeal scheme 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 on behalf of Story Homes.  

1.2 The appeal proposals seek outline permission for up to 125 dwellings, of which 35% 

are proposed as affordable homes equivalent to up to 44 affordable homes. The 

proposed development therefore meets the requirements of adopted Central 

Lancashire Core Strategy Policy 7, which seeks 35% provision of affordable housing 

for qualifying developments. 

1.3 Details on total numbers, distribution and tenure split will be considered at the 

Reserved Matters stage.  

1.4 The appeal site is located within Barton Civil Parish and Preston Rural North Ward 

within the Preston City Council administrative area and is adjacent to Myerscough and 

Bilsborrow Civil Parish and Brock with Catterall Ward within the Wyre District Council 

administrative area.  

1.5 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 the 

provision of affordable housing in the overall planning balance. Given the appeal sites 

location on the boundary with Wyre District Council (WDC), a general synopsis of the 

affordable housing need in WDC is also provided at Section 8 of this evidence for 

contextual purposes.   

1.6 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. 
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• 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 85 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 

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. 

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

that: 

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

APP/N2345/W/21/3276293 in this evidence 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.” 

1.8 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. 

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

requests submitted to PCC on 7 July 2021, seeking a range of information relating to 

affordable housing delivery. A full response from PCC was received on 28 July 2021, 

with subsequent clarification on its content received on 8 September 2021. The same 

FOI request was submitted to WDC on the 5 July 2021 however they responded the 

following day stating that:  

‘I am writing to advise you that, following a search of our paper and electronic records, 

I have established that the information you requested is not held by this Council.’ 

Whilst I find this somewhat difficult to reconcile, I have nonetheless been able to 

consider a number of facts and figures, which are in the public domain.  



 

Introduction  3 
 

1.10 Copies of all relevant correspondence relating to the FOI requests and their responses 

are included within Appendices JS1a to JS1c. 

1.11 This proof of evidence comprises the following 10 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 Wyre District Council and 

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

identified needs; 

• Section 9 considers a range of affordability indicators in Wyre District Council; 

• Section 10 considers the weight to be attached to the proposed affordable housing 

provision; and 

• Section 11 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.  

2.2 It has been reflected in a number of court cases including Mitchell v Secretary of State 

for the Environment and Another, Court of Appeal (1994); ECC Construction Limited v 

Secretary for the Environment and Carrick District Council, Queens Bench Division 

(1994); R v Tower of Hamlets London District Council, ex parte Barratt Homes Ltd, 

Queens Bench Division (2000).  

National Planning Policy Framework (July 2021) 

2.3 The revised NPPF was last updated on 20 July 2021 and is a material planning 

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

and decision-making process. 

2.4 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). 

2.5 Chapter 5 NPPF (2021) focuses on delivering a sufficient supply of homes, in which 

paragraph 60 confirms the Government’s objective of “significantly boosting the supply 

of homes”. 

2.6 The NPPF (2021) 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 63).  
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2.7 It places a great responsibility on all major developments (involving the provision of 

housing) to provide an element of affordable housing. Paragraph 65 establishes that 

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

affordable home ownership”. 

2.8 Affordable housing is defined within the NPPF (2021) glossary as affordable housing 

for rent (in accordance with the Government’s rent policy for Social Rent or Affordable 

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)  

2.9 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. 

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

housing.  

Summary 

2.11 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. 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.  

3.2 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 

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

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

3.4 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 

planning system that “above all, that gives the people of this country the homes we 
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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). 

3.5 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). 

3.6 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. 

3.7 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’. 

3.8 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. 

3.9 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. 

3.10 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’ 

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

especially affordable homes, are being built. 

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

the publication of the seminal 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 
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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. 

3.13 Several voluntary and non-governmental organisations have raised concerns about 

the extent of the housing crisis. 

3.14 Most recently, a report in May 2021 by Shelter titled “Denied the Right to a Safe Home; 

Exposing the Housing Emergency” sets out that the country is experiencing a ‘housing 

emergency’ and explains its effects in stark terms. Page 4 highlights that an estimated 

17.5 million people in the UK are affected by the housing crisis, for reasons of cost, 

insecurity of tenure, poor conditions and discrimination. Page 10 explains that Shelter 

is calling for 90,000 social homes to be built each year1. Pages 25 and 26 detail the 

particular challenges faced by children through housing instability, which include 

deteriorating mental health and development. Page 33 sets out conclusions, making 

clear that “when it comes down to it, there’s only one way to end the housing 

emergency. Build more social housing” (my emphasis). 

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

in Housing Delivery 

3.15 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. 

 
1 MHCLG data shows that in 2019/20, only 57,644 affordable houses were completed. 
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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 (2021), the Planning Practice 

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

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

emerging Barton Village Neighbourhood Plan.  

The Development Plan 

Central Lancashire Core Strategy (2012) (CD A1) 

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 Policy 4 on page 71 sets out the number of new houses required in Preston. This is in 

line with the now superseded 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). 

4.10 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.” 

4.11 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.’ 

4.12 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.” 

4.13 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.” 

4.14 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.” 

4.15 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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4.16 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 average2”. 

4.17 It is important to highlight that the provenance of this figure is entirely unknown as it 

only appears in the Performance Monitoring Framework of the Core Strategy.  It is not 

in the body of the Plan; it is not in the examining Inspector’s report (CD A25); it does 

not feature in the 2009 SHMA (CD A28); it doesn’t represent 30% (the lower affordable 

housing threshold in Core Strategy Policy 7) of the policy 4 housing requirement of 

507.   

4.18 A target of 46dpa against the 2009 SHMA requirement of 397dpa would represent a 

delivery of 11.6% of identified needs, and 9% of all housing against the RSS housing 

requirement of 507dpa. Such a success marker would in my opinion represent 

staggering lack of ambition and would be clearly letting down the people and families 

in acute need in Preston.  It is, I contend, emphatically not a marker of good planning. 

4.19 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 assessments3. I acknowledge the 

monitoring target forms part of the Development Plan within Appendix D. However, for 

the reasons set out above it is wholly unambitious if reliance is placed upon this target 

as a measure of success, in the face of annual needs and other affordable housing 

indicators4.  

Preston Local Plan (2015) (CD A2) 

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

4.21 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 

 
2 20% of 46 = 9.2; 46 - 9.2 = 36.8 x 3 years = 110.4 
3 See Section 6 
4 See Section 7 
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• 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. 

4.22 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.’ 

4.23 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.’ 

4.24 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 A17) 

4.25 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.  

4.26 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.” 

4.27 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 
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alongside a range of family homes and any potential need for the Traveller community, 

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

4.28 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).  

4.29 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. 

Emerging Barton Village Neighbourhood Plan Regulation 14 Consultation (2020) 

(CD A26) 

4.30 A regulation 14 consultation on the draft Barton Village Neighbourhood Development 

Plan (NDP) was undertaken in from October 2020 to November 2020.  

4.31 The draft plan sets out at page 8 that one of the main findings of the questionnaire 

circulated to residents in 2018 was that ‘if any new homes were brought forward these 

should be affordable homes with a local connection, retirement units or extra care 

housing and bungalows to buy were the least likely to be opposed.’ 

4.32 The vision for the plan is set out on page 10, stating that ‘Our vision is for Barton to be 

a safe and welcoming community that retains its identity as a village and is inclusive 

for all. We will achieve this by welcoming limited sustainable development that meets 

the needs identified by our residents, for quality and diverse affordable homes.’ 

4.33 In respect of affordable housing emerging Policy BNDP 06 ‘New Housing in Barton’ 

sets out that ‘Outside of the development boundary new housing development will only 

be permitted for small scale affordable rural exception housing in accordance with 

relevant local and national planning policies.’ 

4.34 Page 34 highlights that as part of the detailed questionnaire completed by a large 

proportion of those living in the parish (over 50%) in 2019, the findings were; ‘The 

property types receiving most support were affordable homes with a local connection, 

retirement or extra care housing and bungalows to buy. Larger and medium sized 

homes to rent received very little support from respondents.’ 

4.35 Appendix 1 to the Plan sets out recent planning approvals within the NDP boundary, 

highlighting that application 06/2020/0167 at Land off Garstang Rd Wainhomes had 

been approved subject to a signed section 106 agreement for 68 affordable homes.  
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Central Lancashire Affordable Housing Supplementary Planning Document 

(2012) (CD A4) 

4.36 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.  

4.37 Paragraph 11 explains that the SPD establishes the following: 

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

• 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. 

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

annual shortfall of 397 affordable homes. 

4.39 The SPD reveals at paragraph 28 that the cost of affordable housing, 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. 

4.40 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 2021/22 (CD A27) 

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

2021/22 (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.  

4.42 Provision of affordable housing is not mentioned in the APP until page 12. Under the 

heading ‘‘Fairness for you’ the document merely states 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).  
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4.43 Page 20 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.  

4.44 Affordable housing is not mentioned again until page 30 of the APP. Under the 

‘2021/22 Cabinet Budget Proposals’ heading, the APP states that among other things, 

growth proposals include the ‘City Growth and Housing Post’ which will provide a £25k 

part contribution toward funding a post dedicated to working on the City Growth agenda 

and affordable housing.’ 

Conclusions on the Development Plan and Related Policies  

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

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

4.46 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. 

4.47 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. As set out in the previous section, the 

Performance Monitoring Framework of the plan is not in my opinion, an annual target.   

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. I am not aware of any other reports in the public 

domain, which assist with identifying the affordable housing needs within PCC.  

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 

A28) 

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. 
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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 

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 

A29) 

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 A12) 

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)5 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 

 
5 Now superseded by NPPF (20 July 2021) 
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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 

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).  

5.21 It is important to note that there are a large proportion on households within the 

authority living in the private rented sector (PRS). Across Preston this comprises 18% 
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of dwelling stock compared with 7.7% in Preston Rural North Ward and 6.1% in Barton 

Civil Parish6.  

5.22 It is commonly accepted that the PRS should not be regarded as a form of affordable 

housing. Indeed, the PRS is not within the definition of affordable housing set out in 

the 2021 NPPF and this has been emphasised through numerous examples such as 

the Eastleigh Local Plan examination (Appendix JS5), in which the Inspector’s report 

states at Paragraph 34: 

“There is no justification in the Framework or Guidance for reducing the identified need 

for affordable housing by the assumed continued role of the PRS with LHA. This 

category of housing does not come within the definition of affordable housing in the 

Framework. There is not the same security of tenure as with affordable housing and at 

the lower-prices end of the PRS the standard of accommodation may well be poor”. 

5.23 Similarly at the Land at Sketchley House, Burbage appeal (CD F13) the Secretary of 

State concluded that the need for affordable housing was “acute” and “warrants the 

provision offered by the appeal proposals” (paragraph 13) and weighed this as a 

substantial “benefit” in the overall planning balance (paragraph 23). 

5.24 The Inspector recognised that the provision of affordable housing is tied to the delivery 

of market housing and that a failure in the provision of the latter must inevitably lead to 

a failure to provide for the former (Inspector’s Report, paragraph 11.20). The Inspector 

acknowledged that the result is that there was now an acute need for affordable 

dwellings and that, in that context, the proposal would help towards satisfying a need 

that would not otherwise be met (Inspector’s Report, paragraph 11.22). 

5.25 The Inspector also noted the following at paragraph 11.23 in respect of reliance on the 

PRS in meeting housing need: 

5.26 “I do not accept that the private rented sector should be regarded as an appropriate 

alternative to the provision of affordable housing in the long term, although it may serve 

as an essential ‘stop-gap’ for some in housing need; the security of tenure is different 

and the safeguards offered by local authorities or Registered Social Landlords are 

usually absent […] I consider that the need for affordable housing is acute and warrants 

the provision offered by the appeal proposal. 

5.27 In weighing the overall planning balance, the Inspector found that the proposed 

affordable housing delivery would represent the sort of “step-change” in the provision 

 
6 See Section 7, Figure 7.5 
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likely to be required and would contribute significantly to redressing the dearth in 

provision experienced hitherto (Inspector’s Report, paragraph 11.43). 

5.28 This is especially concerning when viewed in light of the fact that within the Barton Civil 

Parish 91.7% of homes are owner occupied and 6.1% are PRS dwellings7. Evidently 

in order to achieve a more mixed and balanced community and to ensure there is a 

sufficient amount and variety of tenures, more affordable homes are needed in Barton 

Civil Parish to help to address tenure rebalancing, which appears to be desperately 

needed in the Parish. 

Conclusions on Affordable Housing Needs in Preston  

5.29 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).  

5.30 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.  

5.31 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.  

5.32 The most recent report, 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 and higher than was 

identified in the 2017 SHMA.  

 

 

 

 
7 See Section 7, Figure 7.5 
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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 11-year period between 2010/118 and 2020/21.  

6.2 It is important to note that the FOI request submitted to the council sought housing and 

affordable housing completions for the Preston City Council region broken down on a 

per annum basis for the period between 2000/01 and 2020/21 (Appendix JS1a). In 

the FOI response dated 28 July 2021 (Appendix JS1b) the council stated that ‘Figures 

for 2021 are yet to be collected due to no site visits.’. 

6.3 However, a clarification email was sent to the council on 7 September 2021 (Appendix 

JS1a) identifying that the councils Housing Land Supply Position Statement published 

in March 2021 (prior to the FOI request) provided this data for the periods April 2019 - 

September 2021 and October 2020 - March 2021. The email requested that the data 

be broken down in the normal way for the 2019/20 (i.e. 1 April 2019 to 31 March 2020) 

and 2020/21 (i.e. 1 April 2020 to 31 March 2021) monitoring periods, to enable an 

annual comparison.  

6.4 The council responded on 8 September 2021 (Appendix JS1a) stating that: 

‘The Council undertook site visits in March 2019 which informed the April 2019 HLPS 

available online. The next time the Council undertook site visits was September 2020, 

which informed the October 2020 HLPS available online. As such we don’t have data 

only for the April 2019 – March 2020 year because we can’t be sure which completions 

recorded over the 18 month period took place within the lesser 12 month period. The 

18 month data could be pro-rata’d into a 12 month figure but that wouldn’t provide any 

accuracy so we have stuck with splitting the 24 month period into an 18 month period 

and a 6 month period.’ 

6.5 As such for the purposes of this evidence I have combined the 18 month and 6 month 

figures to obtain the data for the 2019/20 and 2020/21 monitoring periods as according 

 
8 Start of the Core Strategy plan period.  
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to the council disaggregation by monitoring years is not possible. Whilst this is slightly 

unusual, it does not affect the overall presentation of the housing completions.   

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 
1,656 430 26% 

2020/21 

Total 5,372 1,310 24% 

Ave PA. 488 119 24% 

Source: Housing Land Supply Position (March 2021) 

6.6 Since the start of the Core Strategy period in 2010 there have been a total of 5,372 net 

overall housing completions and 1,310 gross affordable housing completions, 

equivalent to an average of just 119 gross affordable dwellings per annum.  

6.7 There has been an average rate of 24% gross 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 JS1b).  

6.8 It is important to note that the gross affordable completions figures do not take into 

account any losses from the affordable housing stock through demolitions nor the Right 

to Buy. As set out below once such losses are taken in to account the councils’ gross 

completions figures falls significantly by 21% to just 1,037 affordable dwellings net of 

right to buy over the 11-year period.  

Accounting for the Right to Buy 

6.9 At a national level almost two million households have exercised their Right to Buy 

since it was introduced in 1980. In July 2015, the Conservative Government published 
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‘Fixing the Foundations: Creating a More Prosperous Nation’ which confirms that the 

Government is committed to extending the Right to Buy to housing association tenants, 

noting that “since the Right to Buy for council tenants was reinvigorated in the last 

Parliament, the number of sales has increased by nearly 320%”.  

6.10 In my opinion the extension of Right to Buy to Housing Association tenants will further 

increase the loss of existing affordable housing stock, putting increasing pressure on 

the need to deliver more affordable homes in Preston in the future. 

6.11 The Government’s Housing White Paper (February 2017) (CD A30) sets out at 

paragraph 4.22 that the reinvigoration of the Right to Buy scheme in 2012 which 

increased discounts significantly, has resulted in over 60,000 affordable homes being 

sold. This is equivalent to an average of 12,000 affordable homes lost per year, every 

year, on a national basis for the five-year period between 2012 and 2017. 

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

due to stock transfers in 1998 to Avenquest Homes of 600 properties and the 

remaining council stock in 2005 to Community Gateway Association (CGA) they were 

unable to provide any data post this date (Appendix JS1b). 

6.13 However, the figures for Right to Buy sales or losses to Registered Provider (RP) 

affordable stock in Preston are set out in Figure 6.2 below. The RP Right to Buy data 

has been derived from the Private Registered Provider Social Housing Stock in 

England Statistical Data Returns (SDR) 2012 to 2020.  

6.14 It is important to highlight that SDR data only goes back as far as 2011/12 and the data 

for the 2020/21 monitoring period is yet to be published. As such for the 2010/11 and 

2020/21 monitoring periods the level of Right to Buy losses experienced by RP’s is 

unknown.  

6.15 Figure 6.2 below demonstrates that a total of 273 RP Right to Buy sales were recorded, 

an average of 30 dwellings per annum over the 9-year period between 2010/11 and 

2019/20. I consider that this average rate of sales is likely to continue in the future. 
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Figure 6.2: Losses to stock through Right to Buy sales in Preston, 2010/11 to 2019/20 

Monitoring Period RP RtB losses 

2011/12 13 

2012/13 19 

2013/14 22 

2014/15 40 

2015/16 29 

2016/17 39 

2017/18 35 

2018/19 33 

2019/20 43 

Total 273 

Ave PA.  30 

Source: Private Registered Provider Social Housing Stock in England: Statistical Data Returns (2012 to 2020) 

6.16 Figure 6.3 below calculates the affordable housing delivery per annum net of Right to 

Buy losses to affordable housing stock since the start of Core Strategy period in 

2010/11. The loss of 273 affordable dwellings over this period equates to 21% of the 

gross affordable housing completions set out in Figure 6.1.  
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Figure 6.3: Preston City Council Net of Right to Buy Additions to Affordable Housing 

Stock 2010/11 to 2020/21  

Monitoring 
Year 

Total 
Housing 

Completions  

(Net) 

Additions to 
Affordable 
Housing 

Stock  

(Gross) 

RP losses 
to stock 
through 
Right to 

Buy sales 

Additions 
to 

Affordable 
Housing 

Stock 

 (Net of Rtb) 

Net of Rtb 
affordable 

additions as 
a %age of 

total 
completions 

2010/11 127 0 n/a 0* 0% 

2011/12 265 38 13 25 9% 

2012/13 202 66 19 47 23% 

2013/14 142 35 22 13 9% 

2014/15 488 16 40 -24 -5% 

2015/16 282 178 29 149 53% 

2016/17 791 137 39 98 12% 

2017/18 634 197 35 162 26% 

2018/19 785 213 33 180 23% 

2019/20 

1,656 430 

43 

387** 23% 

2020/21 n/a 

Total  5,372 1,310 273 1,037 19% 

Average 
PA. 

488 119 25 94 19% 

Source: Housing Land Supply Position (March 2021) and Private Registered Provider Social Housing Stock in England: 
Statistical Data Returns (2012 to 2020) 

*Gross Figure 
**Partially Gross Figure 
 

6.17 The impact of Right to Buy losses was considered by the Secretary of State at the 

recovered appeal at North Worcestershire Golf Course, Birmingham (CD F14). In that 

case, Right to Buy losses were just as substantial and almost counteracted the new 

(gross) affordable houses in its entirely, resulting in an overall increase of affordable 

provision of just 1% of total completions and 3% of affordable housing need. The 

Inspector noted at paragraph 9.49 of the report that: 

“Mr Stacey’s evidence on affordable housing provision was not challenged. Table 7.1 

of his proof shows that, over the first 6 years of the plan period 2,757 new affordable 

homes were provided against a target provision of 5,820 (6x970). When the losses of 
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social rented dwellings through right to buy purchases is taken into account that 

equates to a net provision of only 151 new affordable homes over that period (Mr 

Stacey’s Tables 7.2 &7.3) against an identified need for 970 affordable homes each 

year. This represents only 1% of all completions over those 6 years and 3% of the 

affordable housing need for that period. It has also resulted in a net delivery shortfall 

of 5,669 affordable homes over the plan period to date” (my emphasis). 

6.18 In recommending approval (which was endorsed by the Secretary of State) the 

Inspector took the Right to Buy losses into account and considered the benefit of the 

proposed affordable housing to be a “social benefit of considerable weight”. (paragraph 

14.108 of the Inspector’s Report). 

6.19 The seriousness of the impact was considered in a Newspaper article in the 

Independent newspaper in June 2020. The article is attached as Appendix JS6. The 

reporter considered how the Council housing sell-off continues as the government fails 

to replace most homes sold under Right to Buy. 

6.20 It advised that, “Two-thirds of the council homes sold off under Right to Buy are still 

not being replaced by new social housing despite a promise by the government, official 

figures show.” It went on to say that “Housing charities warned that enough 

“desperately needed” genuinely affordable housing is simply not being built, with an 

overall net loss of 17,000 homes this year from social stock. Since the policy was 

updated in 2012-13, 85,645 homes have been sold through the policy, but only 28,090 

built to replace them, statistics from the Ministry of Housing, Communities and Local 

Government show”.  

6.21 The articles goes on to quote Jon Sparkes, chief executive at homelessness charity 

Crisis, who said: “These statistics demonstrate just how serious the current housing 

crisis is. What few social homes that are available are largely being removed from the 

market as part of Right to Buy, and the supply is not being replenished in line with this. 

People in desperately vulnerable circumstances are being left with dwindling housing 

options as a consequence of our threadbare social housing provision. This is all the 

more worrying considering the rise we expect in people being pushed into 

homelessness as a result of the pandemic.” 

6.22 Right to Buy losses are depleting the affordable housing stock across Preston. The 

impact of Right to Buy losses is a matter that has been acknowledged by the Secretary 

of State. The recent comments of Crisis underline the serious effect this is having upon 

the supply of affordable homes and for those people in housing need. As, set out 
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above, I have no reason to believe this rate of losses to the affordable housing stock 

will diminish in the future.   

Affordable Housing Delivery Compared to Affordable Housing Needs 

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

Preston between 2014 and 2034.  

6.24 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.   

6.25 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. 

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

needs.  

6.27 Comparative analysis of affordable housing completions net of Right to Buy losses 

since 2009 shows that a cumulative shortfall of -2,306 affordable homes had arisen by 

2014/15 alone as illustrated by Figure 6.4. This is equivalent to an average annual 

shortfall of -384 affordable homes for the period the data is available. To put this 

another way 384 families who each year were in need of affordable housing were 

denied an opportunity to have their housing needs met. The shortfall is likely to be 

higher if demolitions to affordable housing stock over the period were to be accounted 

for. 
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Figure 6.4: Affordable Housing Delivery Compared to identified needs in the 2009 

SHMA 

Monitoring 
Period 

2009 SHMA 
Affordable 

Housing Needs 
Per Annum 

(Net) 

Affordable 
Housing 

Completions 
(Net of RtB) 

Shortfall 
Cumulative 

Shortfall 

2009/10 397 15* -382 -382 

2010/11 397 0* -397 -779 

2011/12 397 25 -372 -1151 

2012/13 397 47 -350 -1501 

2013/14 397 13 -384 -1885 

2014/15 397 -24 -421 -2,306 

Total 2,382 76 -2,306 

Ave PA. 397 13 -384 

Source: Housing Land Supply Position (March 2021), Private Registered Provider Social Housing Stock in England: 

Statistical Data Returns (2012 to 2020) and 2009 SHMA 

*Gross Figures 

6.28 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 also 

arisen against this substantially reduced requirement. This is shown in figure 6.5. 

Figure 6.5: Affordable Housing Delivery compared to identified needs in the 2017 

SHMA 

Monitoring 
Period 

2017 SHMA 
Affordable 

Housing Needs 
Per Annum 

(Net) 

Affordable 
Housing 

Completions 
(Net of RtB) 

Shortfall 
Cumulative 

Shortfall 

2014/15 239 -24 -263 -263 

2015/16 239 149 -90 -353 

2016/17 239 98 -141 -494 

2017/18 239 162 -77 -571 

2018/19 239 180 -59 -630 

2019/20 
478 387* -91 -721 

2020/21 

Total 1,673 952 -721 

Ave PA. 239 136 -103 

Source: Housing Land Supply Position (March 2021), Private Registered Provider Social Housing Stock in England: 

Statistical Data Returns (2012 to 2020) and 2017 SHMA 

* Partially Gross Figure 
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6.29 Figure 6.5 demonstrates that against a net need of 1,673 affordable homes over the 

seven-year period between 2014/15 and 2020/21 the council have delivered just 952 

affordable dwellings net of Right to Buy losses. This has resulted in a shortfall of some 

-721 affordable homes over the period, which is likely to be higher if demolitions to 

affordable housing stock were to be accounted for and right to buy losses from the 

2020/21 monitoring period.   

6.30 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 6.6 that there is already a shortfall in the delivery of affordable housing 

of some -183 affordable homes against the identified need for 750 affordable dwellings. 

Based on this shortfall it appears the prospects of meeting affordable housing needs 

anytime soon are extremely bleak.  

Figure 6.6: 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 
(Net of RtB) 

Shortfall 
Cumulative 

Shortfall 

2018/19 250 180 -70 -70 

2019/20 
500 387* -113 -183 

2020/21 

Total 750 567 -183 

Ave PA.  250 189 -61 

Source: Housing Land Supply Position (March 2021), Private Registered Provider Social Housing Stock in England: 

Statistical Data Returns (2012 to 2020) and 2020 Housing Study 

* Partially Gross Figure 

Future Affordable Housing Delivery in Preston 

6.31 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.  

6.32 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.  
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6.33 Since 2014/15 the Council have overseen the delivery of just 952 affordable homes 

net of Right to Buy against a need for 1,673 which has resulted in a shortfall of at least 

-721 affordable homes in seven years.  

6.34 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 PPG9 and endorsed at appeal.  

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

which was allowed in October 2020 (CD F18) set out at paragraph 5 that:  

“The annual requirement for new affordable housing contained within the East 

Staffordshire Borough Council Local Plan 2015 (Local Plan) is 112 units. This is based 

on the findings of the Strategic Housing Market Assessment 2013, updated 2014 

(SHMA). It is agreed within the Affordable Housing Statement of Common Ground 

(AHSOCG) that since the start of the plan period, 638 affordable dwellings have been 

completed, equating to 80 dwellings per annum, leaving a shortfall of 258 dwellings.” 

6.36 At paragraph 8 of her decision, she indicates 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). 

6.37 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.’ (my emphasis). 

6.38 It is therefore imperative that the -721 dwelling affordable housing shortfall which has 

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

 
9 Paragraph: 031 Reference ID: 68-031-20190722 
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6.39 If such an approach was adopted the number of affordable homes the Council will 

need to complete substantially increases to 38310 per annum for the period 2021/22 to 

2025/26. 

6.40 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 Figure 6.7. 

Figure 6.7: 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 2020/21 

identified in the 2017 SHMA 
239 

B 
Net Affordable housing need for the period 2014/15 to 2020/21 

(A x 7) 
1,673 

C 
Net of RtB Affordable housing completions for the period 2014/15 to 

2020/21 
952 

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

2020/21 (B – C) 
721 

E 
Backlog affordable housing need per annum required over the period 

2021/22 to 2025/26 (D/5) 
144 

F 
Full affordable housing need per annum for the period 2025/26 to 

2024/25 (A + E) 
383 

G 
Full affordable housing need for the period 2021/22 to 2025/26 

(F x 5) 
1,915 

 

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

that the Council have achieved an average of just 94 additions to affordable housing 

stock net of Right to Buy losses per annum over the past 11 years as shown in Figure 

6.3, a poor record of delivery compared to the scale of needs identified.  

6.42 When this same exercise is undertaken for the 2020 Housing Study to ensure the -183 

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 15% to 28711 per annum for the period 2021/22 to 2025/26.  

6.43 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.  

 
10 721 / 5 years + 239 = 383.2 
11 183 / 5 years + 250 = 286.6 
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6.44 It is therefore considered that the minimum affordable need for the period 2021/22 to 

2025/26 lies somewhere between dwellings 1,91512 and 1,43513 affordable dwellings.  

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

March 2021 covering the period 1 April 2021 to 31 March 2026 (CD A8). 

6.46 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.  

6.47 Based on the Councils assessment of supply it is likely that only 1,183 affordable 

dwellings will be delivered over the period, equating to just 237 per annum (Appendix 

JS7).  

6.48 This figure falls 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 383 per annum and 287 per annum figure required when back 

log needs are addressed in the first five years in line with the Sedgefield approach.  

6.49 In addition to the on-site delivery, it is important to note that £2,518,146.79 in off-site 

affordable housing contributions have been collected across two qualifying sites in the 

Council’s latest 5YHLS in lieu of providing affordable housing onsite (Appendix JS7).  

6.50 The published Government consultation (August 2018) on the “Use of receipts from 

Right to Buy sales” attached as Appendix JS8, which indicated that the cost of building 

an affordable home in the North West to be £122,000. Therefore, based on the total 

£2,518,146.79 collected, this would deliver just under 2114 affordable homes, equating 

to approximately only four additional homes per annum if carried across the five years.  

6.51 Therefore, if the additional affordable homes delivered through the commuted 

payments were also to be delivered within the five-year period, delivery in addition to 

the 237 per annum, would total just under four affordable dwellings per annum i.e. a 

total of 241pa.  

6.52 It should be noted that this figure fails to take account of losses to affordable housing 

stock through the Right to Buy. If the losses experienced by PCC continue at the 

prevailing average rate over the past five years it is likely that the council will lose 

 
12 383 x5 
13 287 x5 
14 £2,518,146.79 / £122,000 = 20.64 dwellings / 5 years = 6.88 dwellings per annum 
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around 179 affordable dwellings from the supply (see Figure 8.215), equivalent to 36 

losses per annum.  

6.53 When the effect of these losses is taken account, the councils supply figure for the 

next five years falls to 205 affordable homes per annum.  

6.54 It is clear the Council are failing to plan to address affordable housing needs across 

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

6.55 Consequently, I have no confidence that the council can see a sufficient step change 

in the delivery of affordable housing arising from its current supply, to meet the new 

annual needs requirements. Subsequently it makes it even more important that 

suitable sites, such as the appeal site, are granted planning permission in order to 

boost the supply of affordable housing.  

6.56 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.  

Social Housing Stock and Lettings in Barton Civil Parish 

6.57 The FOI request submitted to the council on 5 July 2021 sought the number of social 

housing dwelling stock broken down on a per annum basis for the period between 

2000/01 and 2020/21. Unfortunately, the council’s response dated 28 July 2021 did 

not provide any data instead stating that the data was not held (Appendix JS1b).   

6.58 In respect of social housing lettings, the councils FOI response stated that there had 

been zero lettings in Barton Civil Parish between 1 April 2019 and 31 March 2020; and 

zero letting between 1 April 2020 and 31 March 2021. Given the council’s comments 

in respect of Barton Civil Parish and the housing register, it is unclear how the council 

can state ‘0’ lettings whilst also stating that the parish does not fall within the housing 

register boundary16. 

 

 

 
15 29 + 39 + 35 + 33 + 43 = 179 / 5 years = 35.8 pa  
16 See Section 7  
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Past Affordable Housing Delivery in Barton Civil Parish  

6.59 The Council’s FOI response received on 5 July 2021 (Appendix JS1b) stated that 

there was ‘No data held’ in respect of the number of housing and affordable housing 

completions across Barton Civil Parish between 2000/01 and 2019/20. 

Conclusions on Affordable Housing Demand in Preston 

6.60 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.  

6.61 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 -721 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 -183 affordable dwellings. 

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

of affordable dwellings here 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 much needed affordable housing.  

Preston City Housing Register 

7.2 At 1 March 2021 there were a total of 2,910 households on the Council’s Housing 

Register. The councils FOI response (Appendix JS1a) indicates that this figure can 

be broken down by the following components:  

Category No. Households 

Waiting list 1,643 

Transfer 984 

Open Register 283 

Total 2,910 

Source: Freedom of Information Response (28 July 2021) 

7.3 Clarification was sought from the council on 8 September 2021 (Appendix JS1a) to 

understand the provenance of the different categories provided. The council 

responded on 9 September 2021 stating that: 

‘The waiting list is for applicants who qualify for Select Move but are not tenants of 

Select Move partners. Transfer applicants are tenants of Select Move partners who 

have applied for rehousing and the Open Property Register is for persons who do not 

qualify to join the main register because, for example they do not currently satisfy the 

local connection criteria.’ 

7.4 As such there are 1,643 households on the councils housing register waiting list that 

qualify for Select Move but are yet to be provided with an affordable home; 984 

households who have been provided with an affordable home but have applied for 

rehousing; and 283 households who seek affordable housing but do not meet the 

requirements to join the main register.  
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7.5 Figure 7.1 provides a comparative analysis of the number of households on the 

Housing Register and affordable housing delivery across the Preston City 

administrative area net of Right to Buy losses from 1 April 201017 up to 31 March 2019. 

Due to the aforementioned inability to disaggregate the data for the 2019/20 and 

2020/21 monitoring years by their respective 12-month periods these figures have 

been omitted from Figure 7.1.  

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

Housing Delivery (Net of RtB) 

Source: MHCLG Live Table 600 and Freedom of Information Response (28 July 2021) 

7.6 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. Affordable housing delivery is 

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

7.7 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 

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.   
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7.8 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. 

7.9 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.  

7.10 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”.  

7.11 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. 

7.12 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. 

7.13 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”. 

7.14 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”. 

7.15 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 
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allocation policies…” following a High Court judgment which held that a council’s 

allocation policy indirectly discriminated against women and disabled and older people. 

7.16 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. 

7.17 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 F19). 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).   

7.18 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 

F24), 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.” 

7.19 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). 

7.20 Furthermore, in the recent appeal decision at Oxford Brookes University Campus at 

Wheatley, (CD F16) 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 
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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”.  

7.21 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”.  

7.22 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 

7.23 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.   

7.24 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. 

7.25 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. 

7.26 The Franklands Drive Secretary of State appeal decision in 2006 (CD F15) 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 
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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. 

7.27 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. 

Housing Register Preferences in Barton Civil Parish 

7.28 The FOI request submitted to the council on 5 July 2021 (Appendix JS1a) sought the 

total number of households on the Council's Housing Register at 1st April 2021 

specifying the Barton Civil Parish as their preferred choice of location.  

7.29 On 7 July 2021 (Appendix JS1a) the council responded stating that Barton Civil Parish 

was not an option on the system.  

7.30 My colleague responded on 13 July 2021 (Appendix JS1a) providing a screen shot of 

the council’s public access for the application which clearly stated that the site was 

located within Barton Civil Parish and a second screen shot of the OS Election map 

boundary also demonstrating that the site and Barton Civil parish falls within the PCC 

administrative boundary. 

7.31 In light of the above my colleague asked the council to advise why Barton Civil Parish 

was not an option on the system. The council responded on 14 July 2021 (Appendix 

JS1a) stating that ‘The information required for Q2 is not stored on the relevant system 

in the format requested.’ 

7.32 My colleague responded the same day (Appendix JS1a) asking for the council to 

advise the options available on the system for the Barton Civil Parish area and their 

respective boundaries. The council did not provide an answer despite several chasing 

emails, instead issuing the response on 28 July 2021 (Appendix JS1b) stating that 

‘Barton isn’t an option on system and the options on our system don’t fall within the 

boundary you have provided.’ 

7.33 As such it is unclear why the council has stated that the parish does not fall within the 

system boundary, despite their own public access and OS Election Maps clearly 

indicating otherwise. It is therefore reasonable to disappointingly conclude that the 
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council has no indication of the number of households on the housing register who 

require an affordable home within the parish.   

Waiting Times 

7.34 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 2020 and 1 

April 2021. The Councils response stated that the data was not held (Appendix JS1b).  

Temporary Accommodation 

7.35 The FOI demonstrates that at 1 April 2021 there were 19 households being housed in 

temporary accommodation within the area and a further 7 households were housed in 

temporary accommodation outside of the authority. 

Private Rental Market in Preston 

7.36 Figure 7.1 highlights that the average monthly rent in Preston has increased by 22% 

from £466 in 2013/1418  to £568 in 2020/21. This rate of increase outstrips the rate of 

increase experienced at the regional (North West) and national level (England) which 

both stand at 20%.  

7.37 Furthermore, in respect of lower quartile monthly rent’s (typically considered to be the 

‘more affordable’ segment of the housing market) Figure 7.2 demonstrates that in 

Preston in 2020/21 it was £47519 pcm. This represents a 48% increase from the figure 

reported in 2013/14 where average lower quartile monthly rents stood at £320 pcm.  

7.38 The substantial increase in just seven years outstrips the rate of increase experienced 

at the regional (North West) and national level (England) which stands at 18% and 

22% respectively over the same period. There can be no doubt that the cost of renting 

in Preston, has become proportionally more expensive, in respect of Lower Quartile 

rents, by a substantial margin.   

 

 

 

 

 

 

 
18 When current records began  
19 Valuation Office Private Rental Market Statistics  
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Figure 7.2: Private Sector Rents for Preston, 2013/14 and 2020/21 

Level 

Lower Quartile Rent (pcm) Average Rent (pcm) 

2013/14 2020/21 % change 2013/14 2020/21 % change 

England £465 £565 22% £720 £864 20% 

North West £410 £485 18% £532 £636 20% 

Preston £320 £475 48% £466 £568 22% 

Source: Office for National Statistics, Valuation Office Agency 

Average House Prices in Preston 

7.39 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. 

7.40 The 2020/2120 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 

2019/20. This means that average house prices in Preston are seven times average 

incomes. 

7.41 The NHF also reported that in 2019/20 an income of £39,203 per annum would be 

required in order to obtain an 80% mortgage21 in Preston. This represents a 31% 

increase since the first NHF Home Truths North West report was produced in 

2011/1222 (Appendix JS12) where the figure stood at £29,928 per annum.  

7.42 By comparison the average annual earnings in Preston in 2019/20 were £25,27223, a 

40% 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 2019/20 

was £171,515, a 23% increase since 2010/11 where the figure stood at £139,665.  

Lower Quartile House Prices in Preston 

7.43 Figure 7.3 illustrates that lower quartile house prices in Preston have increased by 

11% since 2009 from £88,000 to £98,000 in 2020. This should be viewed in context of 

the fact that lower quartile earnings for the authority in 2020 stood at just £20,74424. 

 

 
20 Covering the period 2019/20 
21 Based on 3.5 x income multiples 
22 Covering the period 2011/10 
23 Based on Valuation Office Agency data 
24 ONS House price to workplace-based earnings 
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Figure 7.3: Lower Quartile House Price Comparison  

Source: ONS House price to workplace-based earnings  

7.44 As such, the Office for National Statistics (ONS) found that in 2020 the ratio of lower 

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

stood at 4.72.  

Tenure Profile in Preston, Preston Rural North Ward and Barton Civil Parish 

7.45 Figure 7.4 illustrates the breakdown of tenures within Preston, Preston Rural North 

Ward and Barton Civil Parish compared with that nationally at the time of the 2011 

Census.  

Figure 7.4: Tenure Preston, Preston Rural North Ward and Barton Civil 

Source: 2011 Census 
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7.46 The data shows that, by comparison to the national average, there are a larger 

percentage of owner occupiers in Preston, Preston Rural North Ward and Barton Civil 

and a lower proportion of rented tenures available. This is particularly evident in Barton 

Civil Parish where 91.7% of homes are owner occupied compared to 88.9% across 

Preston Rural North Ward. 

7.47 In respect of affordable tenures, in the parish just 0.2% of dwellings are 

affordable/social rent compared to 1.4% in Preston Rural North Ward and 19.2% 

across Preston. There are no properties for shared ownership in the Parish compared 

0.2% in Preston Rural North Ward and 0.7% across Preston. 

Conclusions on Affordability Indicators  

7.48 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.  

7.49 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.  

7.50 Market signals including increasing average and lower quartile private rents and 

increasing average and lower quartile house prices, 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 

Wyre 

Section 8 

 

8.1 This section of the statement briefly reviews the adopted development plan, and the 

most recently produced Strategic Housing Market Assessment (SHMA) for Wyre 

District Council (WDC) 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. 

8.2 I accept that the needs of Wyre District Council will not ordinarily be met by this appeal 

site. Nevertheless, there may be some individuals whose housing circumstances differ 

between PCC and WDC, who may wish to live in Barton, to be near their family 

connections or work location within WDC.  As such, a broad understanding of the 

needs in WDC is relevant. Whilst this review is relevant, it has not cumulatively 

impacted or increased my opinion on weight in the planning balance. My view on 

weight is established specifically in respect of the facts and figures pertaining to PCC.   

Adopted Development Plan 

8.3 The statutory Development Plan for Wyre is made up of the Wyre Local Plan 2011-

2031 (February 2019).  

8.4 Policy HP3 (Affordable Housing) of the Local Plan requires 30% on site affordable 

housing provision on sites of 10 affordable housing on brownfield and greenfield sites 

in the rural area, including Barton. 

8.5 In respect of monitoring there are no specific monitoring indicators for Policy HP3, 

however table 10.1 sets out that in respect of Objective 3 which seeks ‘To help meet 

the housing needs of all Wyre’s population; provide choice in terms of type and tenure 

in both market and affordable sectors that meet the requirements of young people, 

families and older people.’, performance indicator 11 will identify the percentage and 

amount of affordable homes, by type and settlement under the following categories: 

a) Completed annually 

b) With extant planning permission 



 

Affordable Housing Needs and Delivery in Wyre 47 

c) Financial contributions 

Affordable Housing Needs Evidence Base for Wyre 

8.6 An assessment of affordable housing need in Wyre is set out in the Strategic Housing 

Market Assessment 2013, which was subsequently updated with three separate 

addendum documents in 2014, 2016, and 2017. The SHMA Addendum III (2017) 

presents an updated assessment of affordable housing need from 2017/18 onwards. 

8.7 The SHMA Addendum III (2017) identifies a need for 134 affordable dwellings per 

annum in Wyre District over the first five years between 2017/18 and 2021/22, rising 

to 189 affordable dwellings per annum for the remainder of the SHMA period to 

2030/31. It should be noted that the lower need in the first five years is based upon a 

high forecast supply of affordable housing during that period. 

Past affordable housing delivery in for Wyre compared to identified needs  

8.8 Figure 8.1 illustrates that since the start of the Local Plan period in 2011 up to the end 

of the 2019/20 monitoring period, a total of 618 gross affordable homes have been 

completed in the Wyre administrative area. This is equivalent to just 69 affordable 

homes per annum. 

Figure 8.1: Gross affordable housing delivery since the start of the Local Plan period 

in 2011/12  

Monitoring 
Period 

Overall Housing 
Completions 

(Net) 

Affordable Housing 
Completions 

(Gross) 

Affordable Housing 
as a %age of Overall 

Housing 

2011/12 204 110 54% 

2012/13 184 25 14% 

2013/14 188 34 18% 

2014/15 290 54 19% 

2015/16 323 42 13% 

2016/17 462 75 16% 

2017/18 370 47 13% 

2018/19 396 92 23% 

2019/20 361 139 39% 

Total 2778 618 22% 

Ave PA. 309 69 22% 

Source: MHCLG Live Tables 122, 1008c 
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8.9 It should be noted that the 618 completions figure is 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.  

8.10 Figure 8.2 illustrates affordable housing delivery compared to objectively assessed 

housing needs in the SHMA Addendum III (2017) for the three-year period between 

2017/18 and 2019/20. 

Figure 8.2: Gross affordable housing delivery compared identified needs in the 2017 

SHMA Addendum III 

Monitoring 
Period 

2017 SHMA 
Addendum III 

Affordable 
Housing Needs 

Per Annum 

(Net) 

Affordable 
Housing 

Completions 
(Gross) 

Shortfall 
Cumulative 

Shortfall 

2017/18 134 47 -87 -87 

2018/19 134 92 -42 -129 

2019/20 134 139 5 -124 

Total 402 278 -124 

Ave PA. 134 93 -41 

Source: MHCLG Live Tables 122, 1008c; SHMA Addendum III 2017 

8.11 When the SHMA Addendum III (2017) identified need of 134 net affordable homes per 

annum is considered against annual completions between 2017/18 and 2019/20, there 

has been a shortfall in delivery of some -124 affordable homes.  

Conclusions on Affordable Housing Needs and Past Delivery 

8.12 The above evidence demonstrates that across the Wyre administrative area the 

councils’ performance in delivering affordable housing falls significantly short of meet 

the needs residents.  
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Affordability Indicators in Wyre 

Section 9 

 

9.1 This section of the statement reviews the affordability indicators for the WDC 

administrative area from the start of the Local Plan (2019) period in 2011/12.  

Wyre Housing Register 

9.2 At 31 March 2020 there were a total of 2,574 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 district since 1 April 

2011 up to 31 March 2020. It is important to note that housing register data for the 

authority only goes as far back at 1 April 2014.  

Figure 9.1: Number of Households on the Housing Register Compared with Gross 

Affordable Housing Delivery  

 

Source: MHCLG Live Tables 122, 1008c and 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 with Preston, affordable housing 

delivery is manifestly failing to address needs across the Wyre District Council 

administrative area. 
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Private Rental Market in Wyre 

9.4 The average lower quartile monthly rent in Wyre in 2019/20 was £50025 pcm. This 

represents a 5% increase from the figure reported in 2013/1426 where average lower 

quartile monthly rents stood at £47727 pcm.  

Average House Prices in Wyre 

9.5 The 2020/2128 Home Truths report (Appendix JS11) for the North West reported that 

the ratio of average house prices to average incomes in Wyre stood at 7.0 in 2018/19. 

This means that average house prices in Wyre are seven times average incomes. 

9.6 The NHF also reported that in 2019/20 an income of £42,385 per annum would be 

required in order to obtain an 80% mortgage29 in Wyre. By comparison the average 

annual earnings in Wyre in 2019/20 were £25,95830. In terms of house prices 

themselves, the NHF reported that the average house price within Wyre in 2019/20 

was £185,436.  

Lower Quartile House Prices in Wyre 

9.7 Figure 9.2 illustrates that lower quartile house prices in Wyre have increased by 19% 

since 201131 from £105,000 to £125,000 in 2020. This should be viewed in context of 

the fact that lower quartile earnings for the authority in 2020 stood at just £18,79832.  

 

 

  

 
25 ONS  
26 When records began 
27 VOA 
28 Covering the period 2019/20 
29 Based on 3.5 x income multiples 
30 Based on Valuation Office Agency data 
31 Start of Local Plan period 
32 ONS House price to workplace-based earnings 
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Figure 9.2: Lower Quartile House Price Comparison  

Source: ONS House price to workplace-based earnings  

9.8 As such, the Office for National Statistics (ONS) found that in 2020 the ratio of lower 

quartile house price to incomes across the Wyre District Council administrative area 

stood at 6.65.  

Conclusions on Affordability Indicators  

9.9 Analysis of market signals is critical in understanding the affordability of housing. It is 

my opinion that there is also an acute housing crisis across the Wyre District Council 

administrative area, with an average house price to average income ratio of seven. 
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The Weight to be Attributed to the Proposed 

Affordable Housing Provision 

Section 10 

 

10.1 The Government attaches weight to achieving a turnaround in affordability to help meet 

affordable housing needs. The revised NPPF (2021) is clear that the Government 

seeks to significantly boost the supply of housing. 

The Need for Affordable Housing 

10.2 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. 

10.3 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. 

10.4 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.  

10.5 Comparative analysis of affordable housing completions net of Right to Buy losses 

since 2009 shows that a shortfall of -2,306 affordable homes had arisen by 2014/15 

alone.  

10.6 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 -721 

affordable homes has still arisen since the base period of the SHMA in 2014. 

10.7 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 

-183 affordable dwellings. 



 

The Weight to be Attributed to the Proposed Affordable Housing Provision 53 
 

10.8 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.  

10.9 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 2,910 households on the councils Housing Register. 

It is important to remember that these are real people, in real need, now.  

10.10 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. 

10.11 In addition to the shortfalls in delivery against the objectively assessed needs for 

affordable housing identified in the SHMAs and Housing Study, other indicators further 

point to an affordability crisis across the Preston City administrative area.  

10.12 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. 

10.13 Future delivery has collapsed with just 205 net affordable homes per annum likely to 

come forward for each of the next 5 years.  

10.14 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.  

10.15 Market signals including increasing average and lower quartile private rents and 

increasing average and lower quartile house prices indicate a worsening trend in 

affordability in Preston and within Barton Parish, 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.  

10.16 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 2021 NPPF. 
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Councils’ assessment of the application 

10.17 The application was refused on 3 December 2020 (CD D3). The Planning Officer’s 

Report to the Planning Committee held on 3 December 2020 can be seen under CD 

D1. 

10.18 In considering affordable housing provision proposed on the site, page 11 of the report 

states that: 

‘The application is accompanied by a Planning Statement that includes an Affordable 

Housing Statement which confirms that the proposed development would provide 35% 

onsite affordable housing, which would equate to up to 44no. dwellings if all 125 units 

came forward at reserved matters stage. In respect of tenure mix, the applicant has 

confirmed that this would be considered at reserved matters stage, however there is a 

policy requirement for 70% of the affordable units to be social rented or affordable. 

Should the application be approved the provision of the affordable dwellings would be 

secured 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) 

10.19 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.  

Weight to be Afforded to the Proposed Affordable Housing 

10.20 The NPPF (2021) 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. 

10.21 Paragraph 60 of the NPPF sets out the Government’s clear objective of “significantly 

boosting the supply of homes” with paragraph 61 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 62 

to assess and reflect in planning policies the size, type and tenure of housing needed 

for different groups, “including those who require affordable housing”. 

10.22 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 -183 to -2,306. The 

evidence clearly demonstrates that there has been a persistent under delivery of 

affordable homes to meet identified needs and demand across Preston. 
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10.23 The projected future delivery in Appendix JS7 does not provide the answer to the 

2,910 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.  

10.24 Against this scale of need and poor prospects for early resolution, there can be no 

doubt in my mind that the provision of up to 44 affordable homes at the appeal site 

should be afforded substantial weight in the determination of this appeal.  

Relevant Secretary of State and Appeal Decisions 

10.25 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 

10.26 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. 

10.27 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 have 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 

10.28 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 net annual completions of just 205 

affordable homes. The existing shortfall will only continue to grow.   
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10.29 Given the Council’s past performance towards meeting its identified housing needs 

across the authority, I consider that substantial weight should be afforded to the 

delivery of policy compliant levels of affordable housing through the appeal scheme in 

the planning balance. 
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Summary and Conclusions 

Section 11 

 

11.1 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. 

11.2 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.  

11.3 The 2021 NPPF sets out the Government’s clear objective of “significantly boosting 

the supply of homes”.  

11.4 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. 

11.5 In this context it is important to consider that the average affordability ratio in Preston 

now stands at 7.  

11.6 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 -183 to -2,306. The 

evidence clearly demonstrates that there has been a persistent under delivery of 

affordable homes to meet identified needs and demand across Preston. 

11.7 Based on the Councils assessment of supply it is likely that only 205 net affordable 

homes per annum likely to come forward for each of the next 5 years.  

11.8 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. 

11.9 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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11.10 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.  

11.11 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. 

11.12 All of this must be viewed in the context of the 2,910 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.  

11.13 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.  

11.14 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. 

11.15 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.  

11.16 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.  

11.17 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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