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1.0 Affordable Housing 

1.1 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. 

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

matters stage.  

1.1 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 National Planning Policy Framework.  

2.0 National Planning Policy and Guidance 

National Planning Policy Framework (2021) 

2.1 The 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. 

2.2 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). 

2.3 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”. 

2.4 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).  

2.5 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 
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“at least 10% of new homes on major residential developments be available for 

affordable home ownership”. 

2.6 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, and on-going updates) 

2.7 On 6 March 2014 the Government first published the Planning Practice Guidance 

(PPG). This complements the NPPF in providing guidance on its practical 

implementation. The PPG is divided into sections. The principal section which is 

relevant to this statement is the section on ‘Housing and Economic Development 

Needs Assessments’. 

 Section  Paragraph  Commentary  
Housing and 
Economic 
Needs 
Assessment  

006  
Reference ID: 2a-
006-20190220  

This section sets out that assessments of housing 
need should include considerations of and be 
adjusted to address affordability.  
This paragraph sets out that “an affordability 
adjustment is applied as household growth on its 
own is insufficient as an indicator of future housing 
need.”  
This is because:  
•“Household formation is constrained to the supply of 
available properties – new households cannot form if 
there is nowhere for them to live; and 
•people may want to live in an area in which they do 
not reside currently, for example to be near to work, 
but be unable to find appropriate accommodation 
that they can afford.” 
 

Housing and 
Economic 
Needs 
Assessment  

018  
Reference ID 2a-
01820190220  

Sets out that “all households whose needs are not 
met by the market can be considered in affordable 
housing need. The definition of affordable housing is 
set out in Annex 2 of the National Planning Policy 
Framework”.  

Housing and 
Economic 
Needs 
Assessment  

019  
Reference ID 2a-
01920190220  

States that “strategic policy making authorities will 
need to estimate the current number of households 
and projected number of households who lack their 
own housing or who cannot afford to meet their 
housing needs in the market. This should involve 
working with colleagues in their relevant authority 
(e.g. housing, health and social care departments).  
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Housing and 
Economic 
Needs 
Assessment  

020  
Reference ID 2a-
02020190220  

The paragraph sets out that in order to calculate 
gross need for affordable housing, “strategic policy-
making authorities can establish the unmet (gross) 
need for affordable housing by assessing past trends 
and current estimates of:  
•the number of homeless households; 
•the number of those in priority need who are 
currently housed in temporary accommodation; 
•the number of households in over-crowded housing; 
•the number of concealed households; 
•the number of existing affordable housing tenants in 
need (i.e. householders currently housed in 
unsuitable dwellings); and 
•the number of households from other tenures in 
need and those that cannot afford their own homes, 
either to rent, or to own, where that is their aspiration   
 
 

 

3.0  Gross Affordable Housing Delivery in Preston 

3.1 Figure 1 illustrates the delivery of affordable housing in Preston over the 11-year period 

between 2010/111 and 2020/21. Data for 2019/20 and 2021/21 have been combined 

due to the challenges of site visits during the COVID-19 pandemic.  

3.2 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 119 gross affordable dwellings per annum.  

3.3 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.   

 

 

 
1 Start of the Core Strategy plan period.  
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Figure 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) 

3.6 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 figure falls by 21% to 1,037 affordable dwellings net of right to buy over 

the 11-year period.  

4.0 Accounting for the Right to Buy in Preston 

4.1 The Council does not hold any affordable housing stock following 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. 

4.2 The figures for Right to Buy sales or losses to Registered Provider (RP) affordable 

stock in Preston are set out in Figure 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.  
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4.3 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.  

4.4 Figure 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.  

Figure 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) 

4.3  Figure 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 1.  
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Figure 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 
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5.0  Affordable Housing Need in Preston  

5.1 The Central Lancashire Strategic Housing Market Assessment (SHMA) published 

September 2009 was informed by the CLG Strategic Housing Market Assessment 

Practice Guidance version 2 August 2007 and Planning Policy Statement 3.  

5.2 The 2009 SHMA identified an annual shortfall of 397 affordable dwellings across 

Preston.   

5.3 The Central Lancashire SHMA published in September 2017 identified an annual need 

for 239 affordable dwellings across Preston over the period 2014 to 2034.  

5.4 The Central Lancashire Housing Study published in March 2020 identified an annual 

need of 250 affordable homes in Preston each year between 2018 and 2036. It 

concluded ‘there is a substantial need for additional affordable housing across all 

authority areas of Central Lancashire for those who cannot afford to rent’. The report 

set out recommendations on page 94 which included: 

• R3: A clear need for affordable housing is shown and Iceni consider that the 

Councils are fully justified in seeking affordable housing through new 

development schemes. The new Local Plan should include policies advising on 

the proportion of affordable housing sought through new development taking 

account of the housing needs as well as viability evidence.  

In negotiating affordable housing on individual schemes, the Councils should 

have regard to this report; as well as the profile of need at the local level at the 

time of considering a planning application and where applicable, the viability of 

the development scheme.  

• R4: In setting policies on affordable housing, the Councils are advised to bring 

together evidence of need within this report with consideration of how they wish 

to prioritise the delivery of different types of affordable housing and 

evidence/testing of residential development viability. The evidence in this report 

would suggest the provision of rented affordable housing should be prioritised 

and therefore Iceni consider that 10% low-cost home ownership housing (at 

10%) through policy would not be justified. In recognition of the significant need 

for rented affordable accommodation, the Councils should look to seek as 

much rented affordable products as possible subject to viability. However, it 

should be noted that there may be circumstances where shared ownership is 

appropriate i.e. where the requirement for a deposit is lower.  
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• R5: Iceni recommend that given the there is a clear and acute need for 

affordable rented housing from lower income households, a target of 30% of all 

rented affordable housing should be for affordable rents 70% should be for 

social rents. This is supported by the analysis in this report. 95  

• R6: Iceni recommend that affordable home ownership homes are priced to be 

affordable to households who cannot afford lower quartile house prices. Note 

that Table 5.12 in this report provides guidance of how homes of different sizes 

should be priced based on current evidence. 

6.0 Agreement of the Parties 

6.1 The parties agree that 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 119 gross affordable dwellings per 

annum. 

6.2 The parties agree that once losses to stock through the Right to Buy are taken in to 

account councils’ gross completions figure of 1,310 dwellings falls by 21% to 1,037 

affordable dwellings net of right to buy over the 11-year period.  

6.3 The parties agree that the 2009 SHMA, 2017 SHMA and 2020 housing study all 

evidenced an annual need for affordable housing.  

6.4 The parties agree the shortfalls would be higher if Right to Buy losses in the 2009/10, 

2010/11 and 2020/21 monitoring periods were to be accounted for. 

6.5  The parties agree the shortfalls would increase further if demolitions to affordable 

housing stock were to be accounted for in the affordable housing completions figures. 

6.6 The parties agree there is an ongoing need for more affordable homes in Preston, in 

the same way that there is a need for more affordable homes across the country due 

to well publicised national housing issues. 

6.7 The parties agree that the provision of up to 44 affordable units at the appeal site is a 

material consideration weighing in favour of the appeal.  
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7.0 Matters that remain in dispute  

7.1 The parties disagree on the use of the various needs assessments to analyse past 

performance.  The appellant’s position is that there are cumulative shortfalls against 

each assessment. As recorded in Mr Stacey’s evidence the shortfall in respect of the 

2009 SHMA is -2,306, in respect of the 2017 SHMA the shortfall is -721 and in respect 

of the 2020 Housing study the shortfall is -183.  The LPA position is that the identified 

annual shortfalls are not targets against which delivery was to be assessed.  The 

council disagrees that there has been an accrued shortfall against the findings of the 

2009 SHMA, 2017 SHMA and 2020 Housing Study.  

7.2  Notwithstanding the LPA disagreeing on identifying a cumulative shortfall in the 

delivery of affordable housing against the various annual shortfalls in the needs 

assessment, the parties disagree on the approach to removing the accumulated 

shortfalls in affordable housing delivery. The appellant’s position is this should follow 

the Sedgefield approach. whereas the LPA consider this is inappropriate.   

7.3  The parties disagree on the extent to future supply to meet the annual requirements. 

The Appellant’s position is there is an identified gross supply of 241 annual homes per 

annum. The LPA position on is this unknown as they have not undertaken this analysis.   

7.4  The parties disagree on the weight to affordable housing in the planning balance. The 

appellant’s position is that substantial weight should be given. Whereas, the LPA 

contend that moderate to significant weight should be given.   

 

 

Signed on behalf of the LPA:   Signed on behalf of the Appellant: 

Signature: Signature:  

 

 

Name:  Michael R Bullock   Name: James Stacey 

 

Date: 07/10/2011     Date: 07/10/2021 
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