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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 in the Preston
City Council administrative area.

ii.

The appeal proposals submitted by Community Gateway Association (CGA), the main
Registered Provider in Preston building around 150 new affordable homes per annum,
seek outline permission for up to 32 dwellings, of which 100% are proposed as entry
level affordable homes.

iii.

In respect of the lettings procedures and tenure split, the draft Head of Terms for the
Section 106 agreement (CD F1) sets out at paragraph 1.5 that:
‘It is anticipated that the properties will be allocated in accordance with Select Move
(or any equivalent replacement system), Preston City Council’s choice-based lettings
system. Homes for Shared Ownership will be sold and managed in accordance with
Homes England grant funding requirements using Homes England standard lease
clauses. CGA intend to allocate a minimum of 50% of the homes for affordable rent,
with a maximum of 50% of homes being for shared ownership. The S.106 will include
mechanisms to ensure that the homes are suitable for first-time buyers and equivalent
for those looking to rent.’

iv.

The appeal site is located within Preston Rural East Ward and Whittingham Civil
Parish.

v.

There is irrefutable evidence of a national housing crisis for market and affordable
housing, of all types and tenures, including entry level affordable homes. Government
announcements - notably through the Housing White Paper in 2017 and Autumn
Budget 2018 emphasise that the housing market in this country is ‘broken’ because
‘for too long, we haven’t built enough homes’ and that ‘we can’t resolve the productivity
challenge or deliver the high standards of living the British people deserve without
fixing our housing market’.

vi.

As recently as May 2021, the leading housing and homelessness charity Shelter
published a harrowing report entitled, ‘Denied the Right to a Safe Home – Exposing
the Housing Emergency’ which sets out in stark terms the impacts of the housing crisis.
Shelter estimate that some 17 million people face the effects of high housing costs,
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lack of security of tenure and discrimination in the housing market, and notably
concludes that ‘when it comes down to it, there’s only one way to end the housing
emergency. Build more social housing’.
vii.

As part of the solution in 2017 the Government introduced the concept of Entry Level
Homes as a means to facilitate affordable home ownership. The Appellant embraces
this form of development as one way of assisting meeting local housing need. However
the import of this change of policy does not yet appear to have been fully embraced by
the Council in this instance.
Key Findings

viii.

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.

ix.

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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x.

Entry Level Affordable Housing Needs and Delivery in Preston
•

None of the published objectively assessed needs assessments for the Preston
City Council administrative area seek to provide a need figure for entry level
affordable homes. As such the need for this type of affordable accommodation
across the authority is not established.

•

Based upon the council own data supplied to the appellant, the council cannot
demonstrate that the need for such homes is already being met within the
authority’s area, contrary to the claims made in their Statement of Case.

•

Applying data from the English Housing Study on the size of the PRS sector in
Preston (10,365 households at the time of the 2011 Census), this would indicate
that there are least 3,939 households in the Authority living in the PRS who expect
to buy their first home over the next five years, of whom a significant proportion
would not be able to – though this is not addressed in the 2020 study, which is a
startling omission.

xi.

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
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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 Preston City
Council 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.

•

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.

xii.

Affordability Indicators
•

Housing Register:
At 1 April 2021 there were a total of 2,910 households on the Council’s Housing
Register. The councils FOI response (Appendix AG3) 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 (20 September 2021)

•

Average House Prices in Preston:
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.
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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.
•

First Time Buyer Affordability in Preston:
Lower quartile house prices (equivalent to entry level house prices) in Preston have
increased by 13% since 2010 from £87,500 to £99,000 in 2020. This should be
viewed in context of the fact that lower quartile gross annual earnings for the
authority in 2020 stood at just £20,744, equivalent to a lower quartile affordability
ratio of 4.72.
Evidence from Zoopla demonstrates that the average price of a first-time buyer
house within Preston is £165,000 and that the average annual household income
required to purchase a house is £36,750.
This can be compared with the median gross income of a full-time worker aged 2029 (those most likely to be needing entry level accommodation) available from the
ONS. For the North West in 2019 this was just £23,057 per year, increasing by
6.5% in 2020 to £24,557.
Furthermore, those at the lowest level of the scale will have an income much lower
than £24,557. The lowest 10% of full-time workers aged 20-29 have an annual
income of just £16,273, some £20,477 short of the income required to purchase
the average first time buyer house.

•

First Time Renter Affordability in Preston:
Lower quartile monthly rent’s (equivalent to entry level rents) in Preston in 2020/21
this figure stood at £475 pcm. This represents a 48% increase from the figure
reported in 2013/14 where average lower quartile monthly rents stood at £320 pcm.
A lower quartile rent of £475 pcm is equivalent to an annual rental cost of £24,700.
When this is viewed in context of the fact that the gross income of a full-time worker
aged 20-29 (those most likely to be needing entry level accommodation) in the
North West in 2020 was £24,557 it is evident that even lower quartile rents are
unaffordable in Preston, with an annual disparity of £143.
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•

Market Conditions in Preston Rural East Ward and Broughton
According to ONS data median house prices in Preston Rural East ward have risen
by 46% between March 2011 and March 2020 from £175,000 to £255,000,
compared with a 30% increase over the same period across Preston as a whole
from £115,000 to £150,000. This means that in March 2020 median house prices
in the ward were 70% higher than across the rest of the authority.
In the lower super output area that includes the appeal site (Preston 001B) only
2% of properties are in Council Tax Band A (the lowest band). This compares to
46% in Preston as a whole, which is comparable to 41% in North West region
indicating that higher value properties are more prevalent in the lower super output
area than across the authority and the region.
Data taken from Zoopla indicates that the average price paid for a home in
Broughton over the past 12 months ranged from £120,500 for a terraced property,
£229,998 for a semi-detached property and £307,635 for a detached property.
Evidently house prices in Preston Rural East Ward and Broughton are
proportionally higher than the rest of the authority further constraining opportunities
for first time buyers to purchase a home in this area of Preston.

Conclusion
xiii.

In light of the key findings of my evidence, the need for affordable housing within
Preston City Council generally and the council’s inability to demonstrate the need for
entry level homes in particular is already being met, I consider that substantial weight
should be attributed to the delivery of up to 32 entry level 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 Annie Hamilton
Gingell of Tetlow King Planning on behalf on behalf of Community Gateway
Association Ltd.

1.2

The appeal proposals submitted by Community Gateway Association (CGA), a leading
Registered Provider in Preston building around 150 new affordable homes per annum,
seek outline permission for up to 32 dwellings, of which 100% are proposed as entry
level affordable homes.

1.3

A letter setting out CGA’s position in respect of developing the site for entry level
affordable housing can be found at Appendix AG1 of this evidence.

1.4

The appeal proposals seek outline permission for up to 32 dwellings, of which 100%
are proposed as entry level affordable homes.

1.5

The site meets all the relevant criteria to comprise an entry level exception site in line
with paragraph 72 of the 2021 National Planning Policy Framework (NPPF), as set out
at paragraphs 5.27 to 5.54 in the Planning Evidence of Matthew Wyatt.

1.6

Paragraph 72 of the NPPF (2021) is a key tool introduced by Government to assist in
resolving the housing crisis by seeking to boost the delivery of affordable housing for
people who want to rent or buy their first home, generally, within an authority as a
whole.

1.7

The Annex 2 Glossary of the NPPF (2021) defines an entry level exception site to be
‘A site that provides entry level homes suitable for first time buyers (or equivalent, for
those looking to rent), in line with paragraph 72 of this Framework’.

1.8

In respect of the lettings procedures and tenure split at the appeal site, the draft Head
of Terms for the Section 106 agreement sets out at paragraph 1.5 that:
‘It is anticipated that the properties will be allocated in accordance with Select Move
(or any equivalent replacement system), Preston City Council’s choice-based lettings
system. Homes for Shared Ownership will be sold and managed in accordance with
Homes England grant funding requirements using Homes England standard lease
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clauses. CGA intend to allocate a minimum of 50% of the homes for affordable rent,
with a maximum of 50% of homes being for shared ownership. The S.106 will include
mechanisms to ensure that the homes are suitable for first-time buyers and equivalent
for those looking to rent.’
1.9

The appeal site is located within Preston Rural East Ward and Whittingham Civil
Parish.

1.10

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

I hold a Bachelor of Science (Hons) degree in City and Regional Planning from
Cardiff University (2016) and a Master of Science degree in Spatial Planning and
Development from Cardiff University (2020). I am a chartered member of the Royal
Town Planning Institute (RTPI).

•

I have over 7 years’ professional experience in the field of town planning and
housing. I have previously been employed by a Local Authority in the Southwest
and have been in private practice since 2017. I have been employed at Tetlow King
Planning Ltd for the past 4 years.

•

During the course of my career, I have presented evidence at Section 78 appeals
in the West Midlands and the Southeast of England.

•

Both Tetlow King 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 Plan Documents and
Supplementary Planning Documents on affordable housing throughout the UK.

1.11

In accordance with the Planning Inspectorate’s Procedural Guidance, I hereby declare
that:
‘The evidence which I have prepared and provide for this appeal is true and has been
prepared and is given in accordance with the guidance of the Royal Town Planning
Institute. I confirm that the opinions expressed are my true and professional opinions.’

1.12

In researching the information which underpins my evidence, I have placed reliance
upon a Freedom of Information (‘FOI’) request submitted to Preston City Council on 20
August 2021 seeking a range of information in respect of affordable housing matters.
The Council responded on 20 September 2021 and further clarification on the
response provided was received on 22 September 20201. Copies of all
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correspondence relating to the FOI request can be found at Appendix AG2 and the
FOI response can be found at Appendix AG3.
1.13

This Proof of Evidence comprises the following six sections:
•

Section 2 of the report establishes the national planning policy requirements for
entry level exception sites;

•

Section 3 analyses the Development Plan and related policy framework including
corporate documents;

•

Section 4 considers the need for affordable housing in Preston City;

•

Section 5 considers the track record of affordable housing delivery in Preston City;

•

Section 6 considers an array of housing affordability indicators;

•

Section 7 sets out the justification for providing an entry level exception site at the
appeal site and draws together my conclusions.
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Entry Level Exception Sites National Policy
Requirements
Section 2

2.1

The most relevant planning policy in respect of entry level affordable housing is from
the National Planning Policy Framework (NPPF), the most recent of which is the July
2021 version.
National Planning Policy Framework (NPPF)

2.2

Chapter 5 of the 2020 NPPF focuses on delivering a sufficient supply of homes, in
which paragraph 60 confirms the Government’s objective of ‘significantly boosting the
supply of homes’.

2.3

The NPPF is clear that local authorities should deliver a mix of housing sizes, types
and tenures for different groups, which include ‘those who require affordable housing,
families with children, older people, students, people with disabilities, service families,
travellers, people who rent their homes and people wishing to commission or build their
own homes’ (paragraph 62).

2.4

Under the heading of ‘Identifying Land for Homes’ at paragraph 72, the NPPF states:
‘Local planning authorities should support the development of entry level exception
sites, suitable for first time buyers (or those looking to rent their first home), unless the
need for such homes is already being met within the authority’s area. These sites
should be on land which is not already allocated for housing and should:
a) comprise of entry level homes that offer one or more types of affordable housing as
defined in Annex 2 of this Framework; and
b) be adjacent to existing settlements, proportionate in size to them [35], not
compromise the protection given to areas or assets of particular importance in this
Framework [36], and comply with any local design policies and standards.’ (My
emphasis)

2.5

Footnote 35 confirms that entry level exception sites should not be larger than one
hectare in size or exceed 5% of the size of the existing settlement. Footnote 34 defines
these those referred to in footnote 6 of the NPPF (areas or assets of particular
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importance). Footnote 36 states that entry level exception sites should not be permitted
in National Parks (or within the Broads Authority), Areas of Outstanding Natural Beauty
or land designated as Green Belt.
2.6

The appeal site is under 1ha (at 0.99ha) and is not located within a National Park, an
AONB or the Green Belt. It would fully comply with the NPPF’s locational definition,
including the requirements of footnote 35 and 36. The site is adjacent to the settlement
(in the appellants view as supported Counsel advice) therefore according with national
policy in this respect and does not exceed 5% of the size of Broughton per the
requirements of the NPPF, as set out at paragraphs 5.27 to 5.54 the Planning Evidence
of Matthew Wyatt.

2.7

Affordable housing is defined within the revised NPPF’s Annex 2 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).
The concept of Entry Level Homes

2.8

The origin of the concept of ‘entry level affordable housing’ can be found in the Autumn
Budget 2017 under the section ‘Planning for More Homes’ (Appendix AG4).

2.9

Under the heading ‘first time buyer led housing (paragraph 5.9); the Government stated
that they would:
‘…consult on a new policy whereby local authorities will be expected to permission
land outside their plan on condition that a high proportion of the homes offered are
offered for discounted sale for first-time buyers, or for affordable rent. This will exclude
land in the Green Belt.’ (My emphasis)

2.10

Further evidence of the Government’s intent can be found in its response to the
consultation draft of the NPPF consulted upon in in March 2018 prior to publication of
the July 2018 NPPF, where paragraph 711 first appeared.

2.11

The Government response to comments from local authorities on the March 2018 the
consultation paper published in July 2018 (Appendix AG5) was that:

1

Now paragraph 72 in the 2021 NPPF
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‘The Government is committed to supporting those looking to rent or buy their first
home, and the entry level exception sites policy is a key tool to support this ambition.
Having considered the responses, we intend to proceed with the policy, but with
adjustments to make clear that the sites should offer affordable housing, to apply a
limit on the overall size of the sites, and to exempt National Parks, Areas of
Outstanding Natural Beauty and Green Belts (given the wider limitations on the scale
of development permissible in these areas). We will also monitor the impact of entry
level exception sites in rural areas. The new policy is at paragraph 71 of the
Framework’
2.12

The Government therefore clearly views the provision of entry level homes to be an
innovative and additional route to deliver affordable homes outside of the normal planmaking process, as the sites by definition are not allocated for housing.

2.13

It should be noted that entry level exception sites are entirely different in policy terms
from rural exception sites and address a different aspect of the market. They are to be
found in a separate section of the NPPF, with rural exception sites being specifically
dealt with under the ‘Rural Homes’ section.

2.14

The NPPF (at paragraph 78) makes a number of specific requirements for rural
exception sites, including that they ‘…will provide affordable housing to meet identified
local needs’ (my emphasis).

2.15

This is further emphasised in the NPPF’s Annex 2 Glossary where rural exception sites
are defined as sites that ‘…seek to address the needs of the local community by
accommodating households who are either current residents or have an existing family
or employment connection’ (my emphasis).

2.16

This contrasts with the definition of an entry level exception site which makes no
reference to local needs or local connection, defining such sites only as ‘A site that
provides entry level homes suitable for first time buyers (or equivalent, for those looking
to rent), in line with paragraph 72 of this Framework’.

2.17

Indeed, paragraph 72’s wording states that the need in question relates to that ‘within
the authority’s area’ as a whole.

2.18

Similarly, because the aim is to provide new affordable homes for new entrants, there
is no ability in policy (unlike for rural exception sites) for an element of non-affordable
housing to cross-subsidise the affordable housing. This means that the residual land
value of these sites will inevitably be lower.
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2.19

The national entry level exception site policy is therefore intended to boost the delivery
of affordable housing particularly for people who want to rent or buy their first home,
generally, within the authority as a whole.

2.20

Paragraph 72 of the NPPF does this by supporting small development schemes of this
kind to come forward which could not otherwise do so, where landowners are willing
to accept the lower residual land value that results from the delivery of 100% affordable
housing.

2.21

Given’s CGA’s business model is to provide affordable homes (of all types) to people
in need, it is evident that sites such as Dean Farm, will enable them to meet the needs
for first time buyers, on a site not allocated for housing.
Defining entry level affordable homes

2.22

As set out above the NPPF (2021) defines an entry level property to be an affordable
home suitable for a first-time buyer or those looking to rent their first home. It is
pertinent to highlight that that tenure spilt at the appeal site would comprise 50%
homes for affordable rent and 50% homes for shared ownership.

2.23

In respect of determining entry level property prices, the Strategic Housing Market
Assessment (SHMA) guidance produced by the then Department of Communities and
Local Government2 (withdrawn in 2014) sets out on page 28 that ‘entry level prices
should be approximated by lower-quartile house prices.3’ As such it is reasonable to
assume that an entry level exception site property should be a properly marketed at
the prevailing lower quartile house price or lower quartile rental cost based on
authority-level data.

2.24

It is also important to consider the relative affordability of an entry level property in
relation to household incomes. Surprisingly there are very few published needs
assessments that seek to address the need for entry level affordable homes.

2.25

One of the few needs assessments published nationally on the subject is ‘The need
for entry level affordable homes in Craven District Council’s document (CD I11)
produced by arc4 in August 2020. The document sets out at paragraph 1.7 that ‘A
property is affordable if no more than 25% of household income is spent on rent or the
property price is no more than 3.5x household income (after assuming a 10% deposit).

2
3

Now the Department for Levelling Up Housing and Communities
CLG 2007 Strategic Housing Market Assessments Practice Guidance Version 2 p.27 (withdrawn 2014) (CDI10)
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These are reasonable and long-standing assumptions which were initially proposed in
government guidance4’
2.26

There is no similar assessment of entry level affordable housing need published in
respect of Preston.
Conclusions

2.27

It is evident that entry level exceptions site policy was introduced by central
government as an important tool to boost the delivery of affordable housing for people
who want to rent or buy their first home within an authority as a whole as opposed to
the traditional rural exceptions site policy which seeks to exclusively address local
needs.

2.28

With this in mind paragraph 72 of the NPPF is clear that the development of entry level
exceptions sites should be supported by local planning authorities ‘unless the need for
such homes is already being met within the authority’s area.’ The language used is
distinct, in that there is a requirement for evidence demonstrating that the need for
such homes is being met, not that a need for such homes exists.

2.29

As such it is my view that the existence of entry level need is implicit in this robust
approach of Government, and the burden to demonstrate that such a need is being
met therefore sits with the Council.

4

CLG 2007 Strategic Housing Market Assessments Practice Guidance Version 2 p.42 (withdrawn 2014) (CD I10)
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The Development Plan and Related Policies
Section 3

Introduction
3.1

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.

3.2

The Development Plan for Preston currently comprises the Central Lancashire Core
Strategy (2012) and the Preston Local Plan (2015).

3.3

Other material considerations include the NPPF (2021), the Planning Practice
Guidance (PPG), the Central Lancashire Affordable Housing Supplementary Planning
Document (2012) and the emerging Central Lancashire Local Plan Update.
The Development Plan
Central Lancashire Core Strategy (2012) (CD G1)

3.4

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.

3.5

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).

3.6

Page 33 sets the Plan vision for Central Lancashire in 2026 highlighting that it expects
residents to have ‘high quality affordable homes.’

3.7

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…’

3.8

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’.

The Development Plan and Related Policies

9

3.9

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) as set out at part a of the policy.

3.10

It is important to highlight that the council accepts at paragraph 6.2.15 of its Statement
of Case (CD A3) that Core Strategy Policy 4 (a) is out of date.

3.11

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.’

3.12

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.’

3.13

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.’

3.14

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.’

3.15

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.’

The Development Plan and Related Policies
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3.16

Policy 7 is concerned with affordable and special needs housing. The full policy text
is presented below in Figure 3.1.
Figure 3.1: 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.
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Policy 7: Affordable and Special Needs Housing
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.
3.17

Appendix A provides a glossary of terms to the Core Strategy and defines a rural
exception site as:
‘A site that is within or adjoins existing rural communities which may be subject to
policies of restraint, such as Green Belt, and which would not otherwise be released
for housing, but may only be developed in order to provide affordable housing to meet
local needs in perpetuity.’

3.18

The wording of this policy further illustrates that rural exceptions sites and entry level
exception sites should not be considered homogeneously. The council’s rural
exceptions site policy is clear that such developments should meet local needs in
perpetuity, in line with the NPPF Annex 2 definition of a rural exception site.

3.19

This contrasts with the NPPF Annex 2 definition of an entry level exception site which
makes no reference to local needs or local connection, defining such sites only as ‘A
site that provides entry level homes suitable for first time buyers (or equivalent, for
those looking to rent), in line with paragraph 72 of this Framework’.

3.20

As set out at paragraphs 5.27 to 5.28 in the Planning Evidence of Matthew Wyatt, it is
evident that development plan is out of step with the NPPF and as such is considered
to be out of date. Paragraph 72 of the NPPF must therefore the attributed significant
material weight in the determination of this appeal as the development plan contains
no mechanism for securing entry level homes.

3.21

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 average5‘.

3.22

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 I1); it does not

5

20% of 46 = 9.2; 46 - 9.2 = 36.8 x 3 years = 110.4
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feature in the 2009 SHMA (CD I2); it doesn’t represent 30% (the lower affordable
housing threshold in Core Strategy Policy 7) of the out of data Policy 4 housing
requirement of 507 homes per annum.
3.23

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.

3.24

It is unclear why such a very 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 assessments6. 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
indicators7.
Preston Local Plan (2015) (CD G2)

3.25

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

3.26

Section five of the Local Plan, ‘Homes for All’ seeks to address a number of Core
Strategy objectives, including:
•

Strategic Objective SO5: to make available and maintain within Preston a ready
supply of residential development land over the plan period, to help deliver
sufficient new housing of appropriate types to meet future requirements; and

•

Strategic Objective SO8: to significantly increase the supply of affordable housing
and special needs housing particularly in places of greatest need such as in more
rural areas.

3.27

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

6
7

See Section 4 of this Evidence
See Section 6 of this Evidence
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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.’
3.28

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.’

3.29

Policy HS4 on page 55 concerns ‘Rural Exception Affordable Housing’ stating that:
‘New housing development adjoining the villages of Barton, Broughton, Goosnargh,
Grimsargh, Lea Town and Woodplumpton may be permitted in exceptional cases, for
affordable housing, where a need has been identified as a result of a comprehensive
needs assessment for the local area.
Such affordable housing should be for occupancy by households meeting one or more
of the following criteria:
a) existing local residents on the housing waiting list;
b) people whose work provides important services in the village, and who need to live
closer to the local community;
c) people with the offer of a job locally who cannot take up the offer unless affordable
housing were available.’

3.30

As previously highlighted the stricter policy criteria applied to rural exception schemes
at local and national level demonstrates that rural exception schemes and entry level
exceptions schemes are manifestly different approaches to delivering the objectives of
policy. In seeking to assess the appeal proposals against Policy HS4 it is evident the
council have misunderstood paragraph 78 of the NPPF and its objective to increase
supply of entry level homes at the authority level.

3.31

It should also be noted that the council accepts at paragraph 6.2.15 of its Statement of
Case (CD A3) that Local Plan Policy HS4 is out of date further confirming the
appellants position that paragraph 72 of the NPPF should be attributed significant
material weight in the determination of this appeal as the development plan contains
no mechanism for securing entry level homes.

3.32

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
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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 I12)
3.33

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.

3.34

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.’

3.35

The proposed objectives of the Plan are set out on page 13. Objective four is
concerned with housing stating that Plan will seek to:
‘Provide a mix of housing types and sizes to create healthy, vibrant, safe and
sustainable communities that deliver the City Deal and meet the changing housing
needs of Central Lancashire’s population, and support a range and variety of tenures
alongside a range of family homes and any potential need for the Traveller community,
with affordable housing delivery being a high priority’ (my emphasis).

3.36

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).

3.37

The section considers the overall approach to housing need over the Plan period but
makes no specific refences to affordable housing need. The consultation document
does not seek any views on the wording of future policy or future level of needs.
Central Lancashire Affordable Housing Supplementary Planning Document
(2012) (CD G14)

3.38

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.

3.39

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
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•
3.40

Prevailing market conditions and impacts on viability.

Paragraph 14 details that the 2009 SHMA indicated that Preston had an estimated
annual shortfall of 397 affordable homes.

3.41

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.

3.42

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 (i.e. they spend a
lesser proportion on housing costs) these thresholds is in need of affordable housing.
Corporate Priorities
Achieving Preston’s Priorities – Budget and Policy Proposals 2021/22 (CD I6)

3.43

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.

3.44

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).

3.45

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.

3.46

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.’
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Conclusions on the Development Plan and Related Policies
3.47

The adopted Development Plan in Preston currently comprises the Preston Local Plan
(2015), and the Central Lancashire Core Strategy (2012).

3.48

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. However there is
no policy within either part of the development plan which makes provision for entry
level housing.

3.49

Given the recognised shortfalls against identified affordable housing needs across
Preston (identified in Section 5), 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 4

Affordable Housing Needs
4.1

Neither the adopted Core Strategy nor the adopted Local plan define a numerical target
for the provision of affordable homes. Instead the Core Strategy seeks to ensure that
30% affordable housing provision is made from qualifying developments in urban
areas and 35% from qualifying schemes in rural areas and villages.

4.2

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 upto-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, a justified annual
target.
Affordable Housing Needs Evidence Base

4.3

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.

4.4

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 Preston City
Council.

4.5

The findings of the respective assessments of local housing need published to date
are summarised below.

4.6

It is important to highlight that none of the above needs assessments provide a specific
need figure for entry level affordable homes across the Preston City Council
administrative area, despite the fact that entry level housing has been part of national
policy since the Government announcement in 2017. As such the exact need for this
type of affordable accommodation over this period has not been definitively
established. This is a serious omission in the Councils evidence base and means that

Affordable Housing Needs in Preston City

18

council are not properly looking to provide the needs of those people who require such
provision into the future.
Central Lancashire Strategic Housing Market Assessment (September 2009) (CD
I2)
4.7

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.

4.8

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
G4)

4.9

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.

4.10

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.

4.11

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 G8)

4.12

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)8 and the affordable housing need of the three Central
Lancashire Councils.

4.13

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%.

8

Now superseded by NPPF (20 July 2021)
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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.
4.14

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.

4.15

Table 4.10 finds that of the three authorities, Preston is in the greatest affordable
housing need with 42% of the total distribution of need. By comparison the lowest
proportion is in Chorley with just 22% of the total distribution of affordable housing
need.

4.16

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.

4.17

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.

4.18

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).

4.19

In analysing the need for affordable home ownership across Preston, surprisingly the
study found no net requirement for such provision based upon identified needs and
current supply.

4.20

This conclusion however appears to be significantly qualified at paragraph 5.45 of the
study 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 costs9. This said, it is important to recognise
that some households will have insufficient savings to be able to afford to buy a home

9

See Section 7, paragraphs 7.26 to 7.35 of the Evidence
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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).
4.21

This paragraph appears to be internally contradictory and appears to assert an
absence of need whilst then going on to explain why an unnumbered proportion of the
population would have such a need.

4.22

Furthermore, the 2020 study identifies at paragraph 5.46 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).

4.23

At paragraph 5.47 the study goes on to set out that:
‘It should also be noted that the finding of a ‘need’ for affordable home ownership does
not have any direct impact on the overall need for housing. As is clear from both the
NPPF and PPG, the additional group of households in need is simply a case of seeking
to move households from one tenure to another (in this case from private renting to
owner-occupation); there is therefore no net change in the total number of households,
or the number of homes required. Iceni would also note that it is not appropriate to
subtract the need for affordable home ownership housing from the rented housing they
are distinct and separate forms of need.’

4.24

This statement appears to deliberately ignore the Annex 2 definition of affordable
housing which sets out a range of specific affordable home ownership tenures that are
not provided through the traditional housing market. It is therefore not simply a case of
moving ‘households from one tenure to another (in this case from private renting to
owner-occupation)’ if there are no affordable home ownership tenures for households
to move in to as defined in Annex 2 of the NPPF. This statement also ignores the
relative un-affordability of lower quartile house prices for those seeking an entry level
property in Preston10.

4.25

It is also 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%

10

See Section 7, paragraphs 7.26 to 7.35 of the Evidence
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(10,365 households) of dwelling stock compared with 8.3% (153 households) in
Preston Rural East Ward and 7.6% in Whittingham Civil Parish (62 households)11.
4.26

It is commonly accepted that the PRS should not be regarded as a form of affordable
housing. Indeed, the PRS, even supported by housing benefit, is not included 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 AG6), 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’.

4.27

Similarly at the Land at Sketchley House, Burbage appeal (CD I3) 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).

4.28

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, that proposal would help towards satisfying a need
that would not otherwise be met (Inspector’s Report, paragraph 11.22).

4.29

The Inspector also noted the following at paragraph 11.23 in respect of reliance on the
PRS in meeting housing need:
‘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.

4.30

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

11

See Section 6, paragraphs 6.32 to 6.34 of this Evidence
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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).
4.31

This is especially concerning when viewed in light of the fact that within the
Whittingham Civil Parish 90.6% of homes are owner occupied and 7.6% are PRS
dwellings12. 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
generally are needed in Whittingham Civil Parish to help to address tenure
rebalancing, which appears to be desperately needed in the Parish.
English Housing Survey (2019/20)

4.32

The English Housing Survey Headline Report (at paragraph 1.34) found that in
2019/20, the average age of first-time buyers was 32 years old, up from 31 in 20070813. This demonstrates that the age at which people become a first-time buyer is
getting later as they struggle to find the income necessary for the deposit and
mortgage.

4.33

The Survey also found that 27% of private renters (and 18% of social renters) expected
to buy within the next two years, with a further 38% of private renters and 48% of social
renters expecting to buy thought that it would be five years or more before they did so.

4.34

Furthermore, this is likely to exclude those who consider that their income will be
insufficient and only includes those who believe they have the financial means to get
a mortgage.

4.35

Applying the data on the size of the PRS sector in Preston (10,365 households at the
time of the 2011 Census14), this would indicate that there are least 3,93915 households
in the Authority living in the PRS who expect to buy their first home over the next five
years, of whom a significant proportion would not be able to – though this is not
addressed in the 2020 study, which is a startling omission.
Conclusions on Affordable Housing Needs in Preston

4.36

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 5).

12

See Section 6, Figure 6.5 of this Evidence
English Housing Survey (2017/18)
14
See Section 6, Figure 6.5 of this Evidence
15
38% of 10,365 = 3,938.7
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4.37

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.

4.38

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.

4.39

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.

4.40

None of the above needs assessments provide a specific need figure for entry level
affordable homes across the Preston City Council administrative area, despite the fact
that entry level housing has been part of national policy since the Government
announcement in 2017.

4.41

As such the exact need for this type of affordable accommodation over this period has
not been definitively established. This is a serious omission in the Councils evidence
base and means that council are not properly looking to provide the needs of those
people who require such provision into the future.

4.42

When applying data from the English Housing Study on the size of the PRS sector in
Preston (10,365 households at the time of the 2011 Census), this would indicate that
there are least 3,939 households in the Authority living in the PRS who expect to buy
their first home over the next five years.
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Affordable Housing Delivery in Preston City
Section 5

Past Delivery of Affordable Housing in Preston
5.1

Figure 5.1 demonstrates the delivery of housing and affordable housing in Preston
over the 11-year period between 2010/1116 and 2020/21.

5.2

It should be noted that in respect of completions data for the 2019/20 and 2020/21
monitoring year the council have highlighted to the appellants in an email dated 8
September 2021 (Appendix AG7) 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.’

5.3

As such for the purposes of this appeal the data for the 18 month and 6 month periods
have been combined in order to provide the Inspector with the most up to date position
in respect of housing delivery across the authority.

16

Start of the Core Strategy (2012) plan period.
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Figure 5.1: 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%

1,656

430

26%

Total

5,372

1,310

24%

Ave PA.

488

119

24%

2019/20
2020/21

Source: Housing Land Supply Position (March 2021)

5.4

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.

5.5

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 AG3).

5.6

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 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

5.7

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
‘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,
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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%’.
5.8

In my opinion the extension of Right to Buy to Housing Association tenants will
inevitably 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.

5.9

The Government’s Housing White Paper (February 2017) (CD G7) 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.

5.10

The FOI request submitted to the Council (Appendix AG2) 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 after this date (Appendix AG3).

5.11

However, the figures for Right to Buy sales or losses to Registered Provider (RP)
affordable stock in Preston are set out in Figure 5.2 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.

5.12

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.

5.13

Figure 5.2 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 5.2: 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)

5.14

Figure 5.3 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 5.1.
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Figure 5.3: 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%

1,656

430

387**

23%

2019/20

43

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

5.15

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 I4). 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

Affordable Housing Delivery in Preston City

29

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).
5.16

In recommending approval (which was endorsed by the Secretary of State) the
Inspector rightly 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).

5.17

The seriousness of the impact was considered in a Newspaper article in the
Independent newspaper in June 2020. The article is attached as Appendix AG8. The
reporter considered how the Council housing sell-off continues as the government fails
to replace most homes sold under Right to Buy.

5.18

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’.

5.19

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.’

5.20

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
above, I have no reason to believe this rate of losses to the affordable housing stock
will diminish in the future.
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Affordable Housing Delivery Compared to Affordable Housing Needs
5.21

The 2017 SHMA found an annual net need of 239 affordable homes per annum in
Preston between 2014 and 2034.

5.22

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.

5.23

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.

5.24

It is possible to undertake a series of comparative analysis against each of annual
needs identified in the respective assessments.

5.25

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 5.4. This is equivalent to an average annual
shortfall of -384 affordable homes for the period the data is available.

5.26

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 5.4: 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

5.27

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 5.5.
Figure 5.5: 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

478

387*

-91

-721

Total

1,673

952

-721

Ave PA.

239

136

-103

2019/20
2020/21

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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5.28

Figure 5.5 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 in
delivery 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.

5.29

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 5.6 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 5.6: 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

500

387*

-113

-183

Total

750

567

-183

Ave PA.

250

189

-61

2019/20
2020/21

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

Need and Delivery of Entry level Affordable Homes in Preston
5.30

As highlighted in the previous section, none of the published objectively assessed
needs assessments for the Preston City Council administrative area seek to provide a
need figure for entry level affordable homes. As such the need for this type of
affordable accommodation across the authority is not established.

5.31

In respect of the delivery of entry level affordable homes the Councils Statement of
Case (CD A3) states at paragraph 1.1.2 that ‘whilst it is acknowledged that the
proposal comprises 100% entry level homes, the need for such homes is already being
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met within the authority’s area, hence the proposal fails to accord with paragraph 7117
of the National Planning Policy Framework.’ (My emphasis).
5.32

The FOI request submitted by the appellants to the council on 20 August 2021
(Appendix AG2) sought the following data in respect of the delivery of exceptions sites
across the authority:
‘22. The number of entry level exception sites (NPPF paragraph 71/72) approved since
1st April 2016.
23. The number of rural exception sites approved since 1st April 2016.’

5.33

The council’s response to the appellants FOI request was received on 20 September
2021 (Appendix AG3), stating in respect of questions 22 and 23 that the data was not
held. Therefore, seemingly based upon its own data, the council cannot demonstrate
that the need for such homes is already being met within the authority’s area, contrary
to the claims made in their Statement of Case.

5.34

It is also pertinent to highlight that the Director of Development and Housing’s report
to the Planning Committee (CD C1) held on 7 January 2021 states on page 8 that:
‘There is no accurate and up to date information on affordable housing need in Preston,
and in particular in the rural areas of Preston. Indeed the 2017 Strategic Housing
Market Assessment and the 2020 Central Lancashire Housing Need Study assess
general housing need and did not undertake an assessment of affordable housing
need, therefore the applicant’s assertions in connection with information in these
documents cannot be relied upon. However the Council is now using the standard
methodology to monitor housing land supply, and the standard methodology, which is
used to calculate local housing need, takes account of the affordability of houses in
Preston and adjusts the figure accordingly. Given that the Council can demonstrate a
13.6 year supply, officers consider that the Council is more than providing for new
housing across the city, which will meet the demand for affordable housing need.
Officers, therefore consider, in the context of paragraph 71 of the Framework, that the
need for entry level exception sites (suitable for first time buyers) is already met within
the authority’s area. Taking this view there is no requirement for the authority to
consider criteria (a) and (b) of paragraph 7118.’

5.35

This statement contains a number of inaccuracies. Firstly, as evidenced in Section 4
and this section of this evidence, the 2017 SHMA and 2020 Housing Need Study both

17
18

Paragraph 72 of the National Planning Policy Framework as amended July 2021
Paragraph 72 of the National Planning Policy Framework as amended July 2021
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undertake an assessment of affordable housing need. It is therefore disingenuous of
the Council to state that documents only undertook an assessment of general housing
needs. Furthermore, given that the documents were commissioned by the council, for
the council, it is unclear why the council has stated that the data contained within these
documents cannot be relied upon by the appellants.
5.36

Secondly whilst the standard methodology does indeed apply an affordability
adjustment, the PPG is clear that it ‘is applied in order to ensure that the standard
method for assessing local housing need responds to price signals and is consistent
with the policy objective of significantly boosting the supply of homes. The specific
adjustment in this guidance is set at a level to ensure that minimum annual housing
need starts to address the affordability of homes.19’ (my emphasis)

5.37

Evidently providing an affordability adjustment to start to address the affordability of
homes is clearly not the same as calculating an affordable housing need figure. This
is further supported by the fact that calculating such need for an authority is dealt with
under a separate section of the PPG titled ‘How is the total annual need for affordable
housing calculated?’ which clearly sets out that:
‘The total need for affordable housing will need to be converted into annual flows by
calculating the total net need (subtract total available stock from total gross need) and
converting total net need into an annual flow based on the plan period.’

5.38

As such whilst the standard method calculation may monitor general housing needs
and supply across the authority it does not provide a need figure for affordable housing
in line with the PPG nor does it monitor affordable housing supply. It is therefore
incorrect of the council to state that over delivery against the standard method is
equivalent to meeting the need for entry level affordable homes or even general needs
affordable housing for that matter.

5.39

The following section clearly sets out that against the affordable housing needs
identified in the 2020 Housing Study the council does not have enough affordable
homes committed in its forward supply to meet this need; nor to address the backlog
needs that have accrued since 2018/19 as a result of past under delivery against 250
net rent affordable home per annum figure.

19

Paragraph: 024 Reference ID: 2a-024-20190220
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Future Affordable Housing Delivery in Preston
5.40

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 5.1.

5.41

The 2020 Housing Study identifies an objectively assessed need for 250 net rented
affordable homes per annum between 2018 and 2036.Over the 10-year period it finds
a total need for 4,500 net affordable homes.

5.42

Since 2018/19 the Council have overseen the delivery of just 567 affordable homes
net of Right to Buy against a need for 750 which has resulted in a shortfall of at least 183 affordable homes in three years.

5.43

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 PPG20 and endorsed at appeal.

5.44

The Inspector presiding over the appeal at land off Aviation Lane, Burton-upon-Trent,
where I presented evidence in respect of future affordable housing supply, which was
allowed in October 2020 (CD I7) 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.’

5.45

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).

5.46

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

20

Paragraph: 031 Reference ID: 68-031-20190722
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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).
5.47

It is therefore imperative that the -183 dwelling affordable housing shortfall which has
accumulated since 2018/19 is addressed within the next five years.

5.48

If such an approach was adopted the number of affordable homes the Council will
need to complete substantially increases to by 24% to 31121 net rented affordable
homes per annum for the period 2021/22 to 2025/26.

5.49

This would ensure that for the remainder of the period up to 2036 the annual affordable
housing need reduces to 250 per annum to deal solely with newly arising needs. This
is illustrated in Figure 5.7.
Figure 5.7: Annual Affordable Housing Target incorporating Backlog Needs since the
2018 base date of the 2020 Housing Study (Applying the Sedgefield Approach)

5.50

A

Affordable housing need per annum for the period 2018/19 to 2020/21
identified in the 2017 SHMA

250

B

Net Affordable housing need for the period 2018/19 to 2020/21
(A x 3)

750

C

Net of RtB Affordable housing completions for the period 2018/19 to
2020/21

567

D

Shortfall/backlog of affordable housing need for the period 2018/19 to
2020/21 (B – C)

183

E

Backlog affordable housing need per annum required over the period
2021/22 to 2025/26 (D/5)

61

F

Full affordable housing need per annum for the period 2025/26 to
2024/25 (A + E)

311

G

Full affordable housing need for the period 2021/22 to 2025/26
(F x 5)

1,555

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

21

183 / 3 years + 250 = 311
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5.51

It is therefore considered that the minimum rented affordable housing need for the
period 2021/22 to 2025/26 is 1,55522 affordable dwellings.

5.52

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 A5).

5.53

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.

5.54

Based on the Councils assessment of supply it is likely that 1,183 affordable dwellings
will be delivered over the period, equating to just 237 per annum (Appendix AG9).
This is obviously a gross figure.

5.55

This figure falls short of the need for a net increase of 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.

5.56

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 AG9).

5.57

The published Government consultation (August 2018) on the ‘Use of receipts from
Right to Buy sales’ attached as Appendix AG10, 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 2123 affordable homes,
equating to approximately only four additional homes per annum if carried across the
five years.

5.58

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.

5.59

Importantly, 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 Preston
City Council continue at the prevailing average rate over the past five years it is likely

22
23

311 x 5 = 1,555
£2,518,146.79 / £122,000 = 20.64 dwellings / 5 years = 6.88 dwellings per annum
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that the council will lose around 179 affordable dwellings from the supply (see Figure
8.224), equivalent to 36 losses per annum.
5.60

When the effect of these losses is taken account, the councils supply figure for the
next five years falls to at most 205 affordable homes per annum.

5.61

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.

5.62

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.

5.63

In light of the Council’s poor record of affordable housing delivery, the anticipated
levels and rates of future affordable housing delivery across the authority and the level
of affordable housing needs identified, there can be no doubt that the provision
affordable dwellings across the appeal sites to address the authority-wide needs of the
Preston City Council administrative area should be afforded substantial weight in the
determination of this appeal.
Conclusions on Affordable Housing Delivery in Preston

5.64

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.

5.65

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.

5.66

Additionally based upon the council’s own data, the council cannot demonstrate that
the need for entry level affordable homes is already being met within the authority’s
area, contrary to the claims made in their Statement of Case.

24

29 + 39 + 35 + 33 + 43 = 179 / 5 years = 35.8 pa
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5.67

In light of the above there can be no doubt in my mind that the delivery of 32 entry level
affordable dwellings at the appeal site will make an important contribution to the entry
level 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
Section 6

Market Signals
6.1

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

6.2

At 1 April 2021 there were a total of 2,910 households on the Council’s Housing
Register. The councils FOI response (Appendix AG3) 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 (20 September 2021)

6.3

Clarification was sought from the council on 8 September 2021 to understand the
provenance of the different categories provided. The council responded on 9
September 2021 (Appendix AG7) 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.’

6.4

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 rented home; 984
households who have been provided with an affordable rented home but have applied
for rehousing; and 283 households who seek affordable rented housing but do not
meet the requirements to join the main register.
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6.5

Figure 6.1 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 201025 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 6.1.
Figure 6.1: Number of Households on the Housing Register Compared with Affordable
Housing Delivery (Net of RtB)
4000
3500
3000
2500
2000
1500
1000
500
0
2010/11 2011/12 2012/13 2013/14 2014/15 2015/16 2016/17 2017/18 2018/19 2019/20 2020/21
-500
Affordable Housing Delivery (Gross)

Households on the Housing Register

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

6.6

As Figure 6.1 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.

6.7

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.

25

Start of the Core Strategy plan period
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6.8

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
authority, however there is no Housing Register for those needing an intermediate or
shared ownership dwelling.

6.9

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.

6.10

The Franklands Drive Secretary of State appeal decision in 2006 (CD I5) underlines
how the Housing Register is a limited source for identifying the full current need for
affordable housing. At paragraph 7.13 the Inspector drew an important distinction
between the narrow statutory duty of the Housing Department in meeting priority
housing need under the Housing Act, and the wider ambit of the planning system to
meet the much broader need for affordable housing.

6.11

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.
Average House Prices in Preston

6.12

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.

6.13

The 2020/2126 Home Truths report (Appendix AG11) 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.

6.14

The NHF also reported that in 2019/20 an income of £39,203 per annum would be
required in order to obtain an 80% mortgage27 in Preston. This represents a 31%

26
27

Covering the 2019/20 monitoring period
Based on 3.5 x income multiples
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increase since the first NHF Home Truths North West report was produced in
2011/1228 (Appendix AG12) where the figure stood at £29,928 per annum.
6.15

By comparison the average annual earnings in Preston in 2019/20 were £25,27229, 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.
First Time Buyer Affordability in Preston

6.16

This is perhaps the most critical index for assessing the Council’s surprising contention
that there is no need for additional entry level housing in Preston. Figure 6.2 illustrates
that lower quartile house prices (equivalent to entry level house prices) in Preston have
increased by 13% since 201030 from £87,500 to £99,000 in 2020. This should be
viewed in context of the fact that lower quartile gross annual earnings for the authority
in 2020 stood at just £20,74431, equivalent to a lower quartile affordability ratio of 4.72.
Figure 6.2: Lower Quartile House Price Comparison
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Source: ONS HPSSAs Lower quartile price paid by local authority (2020)

6.17

Evidence from Zoopla32, accessed in September 2021, uses mortgage data from UK
Finance to derive deposit sizes, mortgage interest rates and length of mortgage term
by region.

28

Covering the 2011/10 monitoring period
Based on Valuation Office Agency data
30
Start of Core Strategy (2012) period
31
ONS House price to workplace-based earnings
32
https://www.zoopla.co.uk/discover/first-time-buyers/first-time-buyers-zoopla/ [Accessed: 29 September 2021]
29

Affordability Indicators in Preston

44

6.18

This demonstrates that the average price of a first-time buyer house within Preston is
£165,000 and that the average annual household income required to purchase a house
is £36,750.

6.19

This can be compared with the median gross income of a full-time worker aged 20-29
(those most likely to be needing entry level accommodation) available from the ONS33.
For the North West in 2019 this was just £23,057 per year, increasing by 6.5% in 2020
to £24,557.

6.20

Furthermore, those at the lowest level of the scale will have an income much lower
than £24,557. The lowest 10% of full-time workers aged 20-29 have an annual income
of just £16,273, some £20,47734 short of the income required to purchase the average
first time buyer house. This is shown at Figure 6.3 below.
Figure 6.3: First time buyer Income Comparison
£40,000
£35,000
£30,000

Income

£25,000
£20,000
£15,000
£10,000
£5,000
£0
Average income required for a Median gross income of a fullfirst time buyer in Preston
time worker aged 20-29 in North
(2020)
West (2020)

Lowest 10% median gross
income of a full-time worker
aged 20-29 in North West
(2020)

Source: Zoopla and Earnings and hours worked, UK region by age group from 2019 to 2020, ONS

6.21

It is also important to note that these figures relate to those who have already been
able to purchase a first-time house – so were able to afford the deposit and have a
suitable monthly income. The situation will be worse for those who are prospective
first-time buyers, those who seek to purchase their first home but who cannot afford it.

6.22

The evidence from Zoopla also shows that the average first time buyer house in
Preston is a three-bedroom property, demonstrating that the need is not just for oneand two- bedroom properties at entry level, but for all sizes of accommodation.

33
34

Earnings and hours worked, UK region by age group from 2019 to 2020, ONS
£36,750 - £16,273 = £20,477
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First Time Renter Affordability in Preston
6.23

In respect of lower quartile monthly rent’s (equivalent to entry level rents) Figure 6.4
demonstrates that in Preston in 2020/21 this figure stood at £47535 pcm. This
represents a 48% increase from the figure reported in 2013/1436 where average lower
quartile monthly rents stood at £320 pcm.
Figure 6.4: Private Sector Rents for Preston, 2013/14 and 2020/21
Lower Quartile Rent (pcm)
Level
2013/14

2020/21

% Change

England

£465

£565

22%

North West

£410

£485

18%

Preston

£320

£475

48%

Source: Office for National Statistics, Valuation Office Agency

6.24

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.

6.25

It is important to highlight that 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 income37.

6.26

A lower quartile rent of £475 pcm is equivalent to an annual rental cost of £24,700.
When this is viewed in context of the fact that the gross income of a full-time worker
aged 20-29 (those most likely to be needing entry level accommodation) in the North
West in 2020 was £24,55738 it is evident that even lower quartile rents are unaffordable
in Preston, with an annual disparity of £143.
Market Conditions in Preston Rural East Ward and Broughton

6.27

As identified in section 2, there is no requirement in the NPPF to demonstrate a local
need for affordable housing; the need relates to that in the authority as a whole.

35

ONS Private Rental Market Statistics
When records began
37
Core Strategy (2012), paragraph 8.34
38
Earnings and hours worked, UK region by age group from 2019 to 2020, ONS
36
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Nevertheless, there is evidence that there is a particular need for entry level affordable
housing in Broughton.
6.28

According to ONS data39 median house prices in Preston Rural East ward have risen
by 46% between March 201140 and March 2020 from £175,000 to £255,000, compared
with a 30% increase over the same period across Preston as a whole from £115,000
to £150,000. This means that in March 2020 median house prices in the ward were
70% higher than across the rest of the authority.

6.29

Further evidence of the need for affordable housing in Preston Rural East ward is
provided by the Valuation Office Agency’s data for Council Tax bands as at 31 March
2020, which can be broken down into small areas (lower super output areas).

6.30

In the lower super output area that includes the appeal site (Preston 001B) only 2% of
properties are in Council Tax Band A (the lowest band). This compares to 46% in
Preston as a whole, which is comparable to 41% in North West region indicating that
higher value properties are more prevalent in the lower super output area than across
the authority and the region.

6.31

Data taken from Zoopla41 indicates that the average price paid for a home in Broughton
over the past 12 months ranged from £120,500 for a terraced property, £229,998 for a
semi-detached property and £307,635 for a detached property. Evidently house prices
in Preston Rural East Ward and Broughton are proportionally higher than the rest of
the authority further constraining opportunities for first time buyers to purchase a home
in this area of Preston.
Tenure Profile in Preston, Preston Rural East Ward and Whittingham Parish

6.32

Figure 6.5 illustrates the breakdown of tenures within Preston, Preston Rural East
Ward and Whittingham Parish compared with that nationally at the time of the 2011
Census. Owner occupation by far represents the largest tenure typology within the
Preston with 60.6% of households owned (outright or with a mortgage).

39

ONS Dataset 9 (median price paid for administrative geographies) and Dataset 37 (median price paid by ward)
End of 2010/11 monitoring year i.e. start of Core Strategy Period
41
https://www.zoopla.co.uk/market/lancashire/broughton/?q=Broughton%2C%20Lancashire [Accessed: 29 September 2021]
40
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Figure 6.5: Tenure Preston, Preston Rural East Ward and Whittingham Parish
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
Owned
England

Private rented
Preston

Social/Affordable Shared ownership
rent

Preston Rural East Ward

Other

Whittingham Civil Parish

Source: 2011 Census

6.33

The data shows that, by comparison to the national average, there are a larger
percentage of owner occupiers in Preston, Preston Rural East Ward and Whittingham
Parish and a lower proportion of rented tenures available. This is particularly evident
in Whittingham Parish where 90.6% of homes are owner occupied compared to 60.6%
across Preston, 0.4% are affordable/social rent compared to 19.2% across Preston
and only 0.4% are shared ownership compared to 0.7% across Preston.

6.34

The importance of the analysis of such data was acknowledged in Inspectors Drew
appeal decision concerning Cornerways, Twyning in Tewkesbury (CD I8) where in
considering affordable housing provision through the appeal scheme, he stated that:
‘The significance of this scheme in meeting the needs of different groups in the
Borough, as required by paragraph 50 of the Framework, is underlined by the stark
figure that this scheme alone would result in a 100% increase in shared ownership
properties in the Parish of Twyning, as well as a 27% increase in social rented
properties. Those figures are a powerful illustration of the extent to which the proposed
development would contribute to creating a more mixed and balanced community,
which is a key Government objective’ (paragraph 65).
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Conclusions on Affordability Indicators
6.35

As demonstrated through the analysis in this section, first time buyer affordability
across the authority has been and continues to be, in crisis. House prices in both the
average and lower quartile segments of the market are increasing as well as lower
quartile rents 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 entry level household in need.
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Justification for an Entry Level Exception Site
and Conclusions
Section 7

7.1

Britain is in the midst of an undisputed housing crisis. The NPPF sets out the
Government’s clear objective of ‘significantly boosting the supply of homes’. One way
that the NPPF is seeking to increase the number of affordable dwellings is by
supporting entry level exception sites.

7.2

As evidenced in Section 2, entry level exceptions sites are one of the Governments
key tools to support its commitment in supporting those looking to rent or buy their first
home42. The delivery of such sites provides local authorities with an additional route to
deliver affordable homes outside of the normal plan-making process, as the sites by
definition are not allocated for housing.

7.3

The NPPF is clear that the need to be met is that in the authority as a whole – there is
no requirement that the proposal should be justified solely on local needs alone.

7.4

The appeal proposals will deliver 32 entry level affordable homes with 50% of the
properties comprising homes for affordable rent and the remaining 50% comprising
homes for shared ownership. This tenure split aligns with the Annex 2 glossary of the
NPPF (2021) which defines an entry level property to be an affordable home suitable
for a first-time buyer or those looking to rent their first home.
Policy Requirements

7.5

Paragraph 72 of the NPPF is clear that ‘Local planning authorities should support the
development of entry level exception sites, suitable for first time buyers (or those
looking to rent their first home), unless the need for such homes is already being met
within the authority’s area.’ (My emphasis).

7.6

In respect of respect of the delivery of entry level affordable homes the Councils
Statement of Case (CD A3) states at paragraph 1.1.2 that ‘whilst it is acknowledged
that the proposal comprises 100% entry level homes, the need for such homes is

42

See Section 2, paragraph 2.11 of this Evidence
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already being met within the authority’s area, hence the proposal fails to accord with
paragraph 7143 of the National Planning Policy Framework.’ (My emphasis).
7.7

The FOI request submitted by the appellants to the council on 20 August 2021
(Appendix AG2) sought the following data in respect of the delivery of exceptions sites
across the authority:
‘22. The number of entry level exception sites (NPPF paragraph 71/72) approved since
1st April 2016.
23. The number of rural exception sites approved since 1st April 2016.’

7.8

The council’s response to the appellants FOI request was received on 20 September
2021 (Appendix AG3), stating in respect of questions 22 and 23 that the data was not
held. Therefore, seemingly based upon its own data, the council cannot demonstrate
that the need for such homes is already being met within the authority’s area as
required by paragraph 72 of the NPPF.

7.9

With this in mind it is pertinent to highlight an appeal decision from May 2021 in
Wiltshire allowing the residential development of up to 10 entry level affordable
dwellings at land south of Broad Town Primary School, Broad Town (CD I9).

7.10

In respect of entry level affordable housing needs and delivery the Inspector was clear
at paragraph 9 of the decision that ‘There is no evidence that entry level homes are
recorded as a subset of affordable housing more generally and therefore it is
impossible to determine whether local needs are being met on this basis.’ (My
emphasis).

7.11

The Inspector went on to set out at paragraphs 12 and 13 of the decision that:
‘12. The proposal would deliver up to 10 units of entry level affordable housing for first
time buyers that would contribute to the local authority wide shortfall in affordable
housing and the shortfall of housing within the housing market area more generally. In
this context, Paragraph 71 of the Framework is clear that the Council should support
the development of entry level exception sites for first time buyers unless the need for
such homes is already being met within the area. The language used is quite clear, in
that there is a requirement for evidence demonstrating that the need for such homes
is being met, not that a need for such homes exists.

43

Paragraph 72 of the National Planning Policy Framework as amended July 2021
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13. It would be irrational to require a developer to demonstrate that the need for
such homes is already being met as this would undermine their position.
Consequently, the only logical conclusion is that within Paragraph 71 of the Framework
the existence of need is implicit, and the burden to demonstrate that such a need is
being met sits with the Council. In considering that the Council does not record entry
level homes as a subset of affordable housing more generally, it cannot be
demonstrated that the need for such homes is being met in this case.’
7.12

When considering the benefits of the appeal scheme in the planning balance the
Inspector was clear at paragraph 72 of the decision that:
‘The proposal would accord with Paragraph 71 of the Framework, wherein there is no
evidence of any existing entry level affordable housing, the presumption being that
needs are not being met to any extent and therefore provision of such housing
should carry great weight. This weight should be further enhanced when considering
the perennial lack of affordable housing and current shortage in housing land supply
more generally and should carry significant weight as a public benefit in this context.’
(My emphasis).

7.13

In light of the above and in absence of evidence to the contrary it is reasonable to
conclude that the council cannot demonstrate the need for entry level homes across
the authority is being met. As such the appeal proposals accord with the requirements
of paragraph 72 of the NPPF (2021). Whilst the contrary proposition appears to be
asserted in the 2020 study, it is not evidenced and would appear to run counter to the
above analysis in any event

7.14

It is important to re-iterate that entry level exceptions sites are entirely different from
rural exception sites. Paragraph 78 of the NPPF makes a number of specific
requirements for rural exception sites, including that they ‘…will provide affordable
housing to meet identified local needs’ (my emphasis).

7.15

This contrasts with the definition of an entry level exception site which makes no
reference to local needs or local connection, defining such sites only as ‘A site that
provides entry level homes suitable for first time buyers (or equivalent, for those looking
to rent), in line with paragraph 72 of this Framework’.

7.16

The glossary of terms to the Core Strategy (2012) defines a rural exception site as:
‘A site that is within or adjoins existing rural communities which may be subject to
policies of restraint, such as Green Belt, and which would not otherwise be released
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for housing, but may only be developed in order to provide affordable housing to meet
local needs in perpetuity.’
7.17

The wording of this policy further illustrates that rural exceptions sites and entry level
exception sites should not be considered homogeneously. The council’s rural
exceptions site policy is clear that such developments should meet local needs
whereas, paragraph 72’s wording states that the need in question relates to that ‘within
the authority’s area’ as a whole.

7.18

The councils dedicated rural exceptions policy can be found at Policy HS4 of the
Preston Local Plan (2015) and requires applications under this policy to identify a need
for ‘the local area’ and the households occupying the proposed dwellings are required
to meet one or more of three types of local connection criteria. There is no similar
policy for entry level housing and to this extent therefore the development plan is out
of date

7.19

As previously highlighted the stricter policy criteria applied rural exception schemes at
local and national level demonstrates that rural exception schemes and entry level
exceptions schemes are manifestly different. In seeking to assess the appeal
proposals against Policy HS4 it is evident the council have misunderstood paragraph
72 of the NPPF and its objective to increase supply of entry level homes at the authority
level.

7.20

It should also be noted that the council accepts at paragraph 6.2.15 of its Statement of
Case (CD A3) that Local Plan Policy HS4 is out of date further confirming the
appellants position that paragraph 72 of the NPPF should be attributed significant
material weight in the determination of this appeal as the development plan contains
no mechanism for securing entry level homes.

7.21

When this viewed in light of the fact that the council cannot demonstrate the need for
entry level homes across the authority is being met it is evident that the appeal
proposals accord with the requirements of paragraph 72 of the NPPF (2021).
Affordability Indicators and Entry Level Affordable Homes

7.22

An entry level property is as an affordable home suitable for a first-time buyer or those
looking to rent their first home. It is considered that an entry level exception site
property should be a property marketed at the prevailing lower quartile house price or
lower quartile rental cost based on authority-level data44.

44

CLG 2007 Strategic Housing Market Assessments Practice Guidance Version 2 p.27 (withdrawn 2014) (CD I10)
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7.23

In respect of affordability the CLG 2007 Strategic Housing Market Assessments
Practice Guidance Version 245, the Core Strategy (2012)46, the Central Lancashire
Affordable Housing SPD (2012)47, and ‘The need for entry level affordable homes in
Craven’ document (2020)48 all agree that a property is considered to be affordable if
property is affordable if no more than 25% of household income is spent on rent or the
property price is no more than 3.5x household income (after assuming a 10%
deposit)49.

7.24

The ONS sets out on page 3 of its First-time buyer housing affordability in England and
Wales: 2017 release (Appendix AG13) that:
‘By making some assumptions about the age and house prices for prospective firsttime buyers, we can analyse affordability for people who may want to buy a house. We
obtain an affordability ratio for prospective first-time buyers by dividing lower quartile
house prices by median gross annual workplace-based earnings for full-time workers
aged 22 to 29 years. We refer to this measure as prospective first-time buyer
affordability.’

7.25

As such for the purposes of this analysis in respect of incomes it has been assumed
that first time buyers will be full time workers aged 22 to 29 years and lower quartile
house prices and rents for Preston are equivalent to entry level house prices and rents.
I accept that this measure is only an indication of an individual’s affordability and so
does not apply to those who purchase a property with other people and that not all
first-time buyers will be in this age bracket.

7.26

In respect of first-time buyer affordability in Preston lower quartile house prices
(equivalent to entry level house prices) in Preston have increased by 13% since 201050
from £87,500 to £99,000 in 2020. This should be viewed in context of the fact that
lower quartile gross annual earnings for the authority in 2020 stood at just £20,744.

7.27

Evidence from Zoopla demonstrates that the average price of a first-time buyer house
within Preston is £165,000 and that the average annual household income required to
purchase a house is £36,750. By comparison the median gross income of a full-time
worker aged 20-29 for the Northwest in 2020 was £24,557, a disparity of £12,19351.

45

CLG 2007 Strategic Housing Market Assessments Practice Guidance Version 2 p.42 (withdrawn 2014) (CDI10)
Paragraph 3.11 of this Evidence and paragraph 8.32 of (CD G1)
47
Paragraph 3.42 of this Evidence and page 28 of (CD G14)
48
Paragraph 2.24 of this Evidence and paragraph 1.7 of (CD I11)
49
3.5x the gross household income for a single income household or 2.9x the gross household income for a two income
household
50
Start of the Core Strategy (2012) period
46
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£36,750 - £24,557 = £12,193
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7.28

Even if we were to assume that a full-time worker aged 20-29 for the Northwest had
the 10% deposit (£16,50052) required to purchase the average price of a first-time
buyer house within Preston (£165,000), the remaining property price of £148,50053
would still be significantly higher than 3.5x a gross income of £24,557,
equivalent to £85,949.50.

7.29

Similarly when assuming a two-person household with an income of £49,11454 at 2.9x
gross incomes (£142,430.60) and assuming the 10% deposit had already been saved
there would be a disparity between the remaining property price of £148,50055
amounting to £6,069.40.

7.30

It is also important to highlight that those at the lowest level of the scale will have an
income much lower than £24,557. The lowest 10% of full-time workers aged 20-29 in
the Northwest have an annual income of just £16,273, some £20,47756 short of the
income required to purchase the average first time buyer house.

7.31

This should also be viewed in context of the fact that ONS data demonstrates that
median house prices in Preston Rural East ward stood at £255,000 in March 2020 and
data taken from Zoopla57 indicates that the average price paid for a home in Broughton
over the past 12 months ranged from £120,500 for a terraced property, £229,998 for a
semi-detached property and £307,635 for a detached property.

7.32

Almost all of these local house prices indicators are significantly higher than the
average price of a first-time buyer house price within Preston (£165,000), which
has already been demonstrated to require an income (£36,750) significantly higher
than the median gross income of a full-time worker aged 20-29 in the Northwest
(£24,557).

7.33

Turning to first time renter affordability in Preston, ONS data demonstrates that the
lower quartile rent in Preston in 2020/21 stood at £475 pcm, equivalent to an annual
rental cost of £24,700. As previously highlighted 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.

7.34

When this is viewed in context of the fact that the gross income of a full-time worker
aged 20-29 (those most likely to be needing entry level accommodation) in the North
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10% of £165,000 = £16,500
£165,000 - £16,500 = £148,500
54
£24,557 x 2 = £49,114
55
£165,000 - £16,500 = £148,500
56
£36,750 - £16,273 = £20,477
57
https://www.zoopla.co.uk/market/lancashire/broughton/?q=Broughton%2C%20Lancashire [Accessed: 29 September 2021]
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West in 2020 was £24,557 it is evident that even lower quartile rents are
unaffordable in Preston, with an annual disparity of +£143 or 100.6% of gross
incomes. Once deductions to gross pay through National Insurance, income tax,
student loans and general living costs (food, utilities, council tax etc) are taken it to
account it is this disparity is likely to be even greater.
7.35

Based on the assumption that rental costs should be no more than 25% of household
income to be considered affordable, even if there were to be two gross incomes in a
household totalling £49,11458 per annum which should no pay more than £12,278.5059
in annual rental costs, the annual lower quartile rent of £24,557 is double the 25%
affordability income marker.

7.36

Based on the above stark affordability indicators I considered that there is an acute
need for entry level affordable housing in Preston and that the proposals for 32 entry
level dwellings at Broughton would considerably and demonstrably help to meet that
need.
Legal Agreement

7.37

Given that the 32 dwellings proposed at the appeal site will be exclusively for entry
level affordable homes, as set out at paragraph 1.5 of the draft Head of Terms for the
Section 106 agreement (CD F1) the ‘S.106 will include mechanisms to ensure that the
homes are suitable for first-time buyers and equivalent for those looking to rent’.

7.38

This will ensure that the affordable homes provided at the appeal site will only be for
occupation by households eligible to occupy entry level housing i.e., those who are
looking to rent their first home or in the case affordable home ownership are First Time
Buyers inline with the provision of paragraph 72 of the NPPF.
Conclusions

7.39

Entry level exception sites are entirely different from rural exception sites. They are to
be found in a separate section of the NPPF, with rural exception sites being specifically
covered under the ‘Rural Homes’ section and relating only to local needs.

7.40

The adopted Development Plan does not include a policy for entry level exception sites
because it was adopted before the concept was introduced by Government in the 2018
NPPF. As such paragraph 72 of the NPPF is the default policy position for determining
this appeal.

58
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£24,557 x 2 = £49,114
25% of £49,114 = £12,278.50
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7.41

The evidence highlights that entry level property prices and rents across the authority
are significantly higher than entry level incomes, demonstrating an acute need for entry
level properties in Preston.

7.42

When this viewed in light of the fact that the council cannot demonstrate the need for
entry level homes across the authority is being met it is evident that the appeal
proposals accord with the requirements of paragraph 72 of the NPPF (2021).

7.43

As such the provision of 32 entry level affordable homes at the appeal site should be
afforded substantial weight in the planning balance.
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Appendix AG1
Community Gateway Association Development Programme and
Development Strategy Letter (5 October 2021)

Date: 5t~ October 2021

The Planning Inspectorate
Temple Quay House
2 The Square
Bristol
851 6PN

Harbour House
Port Way
Preston
PR2 2DW
www.communitygateway.co.uk

COMMUNITY GATEWAY DEVELOPMENT AT DEAN FARM

I am writing in support of our development proposals at Dean Farm (planning application reference
06/2020/0977 and PINS reference APP/N2345/W/21/3278556) .
CGA is a not-for-profit, community-based housing association based in Preston. CGA is a mutual
organisation formed for the benefit of the community and founded on the 'Community Gateway
Model' principles of mutuality, accountability and engagement. CGA is owned by the tenant and
leaseholder members living in its local community areas. It was the first housing association to
operate the gateway model. CGA was formed in 2005 when approximately 6,500 homes were
transferred from the Council.
We are Preston's largest social housing landlord and we develop approximately 150 new homes
each year, the majority of which are in Preston. The objective of new developments is to provide
new homes for all members of the community, including:
•

people in each settlement and neighbourhood in the Preston City Council area;

•

homeless people;

•

older people;

•

people who cannot afford to rent or buy a home on the open market; and

•

people in inappropriate homes (such as households in overcrowded homes or due to a
disability).

CGA does more than operate as a landlord, including:
•

providing tenancy advice and support;

•

tackling anti-social behaviour and dealing with neighbourhood issues;

•

working with community groups to develop them into real neighbourhood hubs;

•

hosting community events and activities to bring people together to create a sense of
community and tackle social isolation;

._..........-.............................
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•

providing a heavily subsidised mini-bus for use by community groups;

•

delivering a benefit support service to maximise the income of tenants;

•

delivering a support package for the most vulnerable, which includes providing food, white
goods and mental health support;

•

Supportline services for older people who need a little extra reassurance;

•

delivering a comprehensive employment support programme;

•

working with local communities to build individuals' skills, knowledge and confidence; and

•

supporting Preston Vocational Centre, which provides vocational training for young people
and adults who are not in employment or training.

Our development strategy

Our development strategy is based on providing new homes for anybody in need in all areas of
the Preston City Council administrative area, as well as providing affordable homes in nearby
areas of South Ribble, Ribble Valley, Fylde, Wyre and Blackpool.
The strategy was developed following consideration of a range of information, including:
•

the Central Lancashire Core Strategy (2012);

•

research commissioned in 2019 specifically to inform the development strategy ("Housing
Market Change and Housing Development in Central Lancashire: a report for Community
Gateway Housing Association" by consultancy arc4);

•

housing data relevant to Preston;

•

lettings data from Select Move (the choice-based lettings system for Preston, South Ribble
and Chorley councils); and

•

knowledge of letting and managing more than 6,000 homes in Preston.

The broad objectives of the strategy match those of the Core Strategy and its aims to provide
"Homes for All"; however, CGA's development strategy goes further with an aim to provide homes
for all people in need in each settlement and neighbourhood. The ultimate aim is to create a
balanced of homes and tenures, particularly in areas where people are excluded by affordability
or absence of affordable housing.
This aim stems from the observation of managing homes that many households will choose
unsuitable housing in order to retain links with families, friends, schools, work, social networks and
local services, rather than lose these connections in favour of a homes that meets their needs.
There is an identical observation in the Core Strategy at paragraph 8.41 about rural communities:
"In rural areas in particular, it is desirable to house local people in their own village in order to
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maintain local communities." We believe this applies equally to all communities, not just rural
communities.
Additionally, our development strategy alms to address Strategic Objectives 505 and SOB of the
Core Strategy.
•

Strategic Objective S05: to make available and maintain within Preston a ready supply of
residential development land over the pfan period, to help deliver sufficient new housing of
appropriate types to meet future requirements.

•

Strategic Objective SOB: to significantly increase the supply of affordable housing and
special needs housing particularly in places of greatest need such as in more rural areas.

The research undertaken by arc4 for CGA ln 2019 includes four conclusions that have informed
our development strategy.
•

'The Iargest and most significant driver of housing market change in the next decade will
be the ageing of society', which results in a need and aspiration for smaller homes.

•

'Many of the next generation of first time house buyers may in fact never be able to enter
the market because they currently rent and work in a polarised labour market, therefore
having insufficient income or wealth to sustain ownership at current prices.

We could

therefore experience a stasis where an increasing number of older residents under occupy
dwellings and the market as a whole fails to respond. A classic case of market failure
which will need to be unlocked by a more active State, if we are to avoid a situation where
under occupation and overcrowding are not to coexist in a more acute form in future.'
•

'There may be a localised need for more three and four bed accommodation for larger low
income families irrespective of an over provision in the (more expensive) market place'.

•

'The residential mobility rates fall from around 11 % on average for those in their 30s and
40s to 3% for those over 55. This suggests that the aspiration to move may not be acted
upon for a number of social and environmental reasons. If this residential mobility rate
doesn't increase then as a society we will increase our consumption of housing space and
we will have to build more family housing than predicted an on housing need alone. '

The site's suitability for entry-level housing
The site is located adjacent to the village of Broughton, on land to the east of Pudding Pie Nook
lane and to the south of the B5269 Whittingham lane. It is approximately 1.7 km north-east of
Broughton village centre and 1.9 km south-west of the village centre of Goosnargh.
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The site satisfies the requirements of an entry-level exception site in accordance with 2021
National Planning Policy Framework (NPPF). The NPPF defines an entry-level exception site as
"A site that provides entry-level homes suitable for first time buyers (or equivalent, for those looking
to rent), in line with paragraph 72 of this Framework".

The proposals involve the development of up to 32 dwellings, all of which will be affordable
housing. A maximum of 50% of the homes will be provided for shared ownership and a minimum
of 50% of the homes will be provided for affordable rent.
As an entry-level exception site, the new homes will be made available to households who do not
have suitable and secure accommodation and are seeking their first home.
The NPPF states that entry-level exception sites can be progressed unless the need for entrylevel housing is being met in the local authority's area as a whole. Despite this, CGA wanted to
understand the need more locally.
The site is in the Preston Rural East ward and very close to the boundary of Preston Rural North
ward. Combined, the two wards have a total of 4,425 households. Of these, 2.6% (116) are
affordable housing, compared with 19.9% in Preston. Across the two wards, 2.1 % are affordable
housing for rent (19.2% in Preston) and 0.5% are for shared ownership (0.7% in Preston).
If the two wards reflected the balance of tenures in Preston, there would be an additional 764
affordable homes, an increase of 659%. A development of 32 homes is a modest contribution to
addressing this imbalance.
The need for affordable housing the across the two wards is emphasised further by house prices,
which are significantly higher than the rest of the local authority area. Mean house prices in
December 2020 were £261,869 in Preston Rural East and £286,308 in Preston Rural North,
compared with £145,000 in Preston overall.
As a result, the site meets the objectives of CGA's development strategy as it offers an opportunity
to provide affordable homes in areas with challenging affordability and very low provision. It is the
first step to create a balanced community and a balance of tenures where they are significantly
out of step with Preston as a whole and where there are few options for people not able to afford
a home on the open market.
We are not aware of any evidence to suggest that this need is being met elsewhere; however,
before deciding to progress the development as an entry-level exception site, we assessed the
need for entry-level housing and the commercial viability of the opportunity. In the absence of any
local, regional or national data specifically related to the need or provision of entry-level housing,
we made our own assessment based on our detailed local knowledge.
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It is well-publicised that, in almost every area of the country, there are large sections of the
population who are unable to afford any form of appropriate housing and, in many areas, there is
a shortage of housing of any kind to meet the needs of the population.
Preston is no exception. Amongst many other indicators, house price to earnings ratios and
affordable hou$ing lettings demand statistics demonstrate there are many households who are
unable to access an appropriate home of any type. This applies equally to people wanting to buy
and rent. The situation is particularly stark for first-time buyers and first-time renters because there
are matters that place them at a disadvantage compared with other households.

Entry-level housing for first-time buyers
Households and people wishing to buy their first home (i.e. first-time buyers) are typically younger
than the average home buyer, some are single and they have not previously owned a property.
This means a typical first-time buyer earns less than the average home buyer, is more likely to
have a single income and they have no accrued wealth through property inflation from an existing
home. These three aspects are critical in understanding the difficulties first-time buyers face and
they put first-time buyers at a significant disadvantage when competing in the housing market.
Household prices to earnings ratios for median house prices and household incomes, and the
equivalent for lower quartile figures are 5.52 and 4. 72 respectively in Preston. In both cases,
homeownership is not feasible and it means that first-time buyers need earnings significantly
above the average to buy their own home. For many first-time buyers, it is only possible to buy a
home with a form of assistance.
There are two main sources of assistance for first-time buyers: a Help to Buy loan and shared
ownership.
•

A Help to Buy loan is an equity loan from the government that can be used towards the
cost of buying a new-build home as a first-time buyers.

•

Shared ownership is an affordable housing product that allows buyers to buy part of their
home and rent the remainder. Other than in some very rare situations, homes that are
provided for shared ownership are new-build homes built by developers and Registered
Providers. Existing shared ownership homes become available when existing shared
owners sell their homes, but this is a small proportion of the shared ownership market,
which is itself a small proportion of the housing market (less than 1% of all homes in
Preston).

Both schemes are only available for new homes, which has a number of implications for first-time
buyers who cannot afford a homes on the open market.
'
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•

The new-build housing market is a small part of the total housing market and choice is,
therefore, very limited compared with the choice available to more fortunate households.

•

Help to Buy is only available for some new-build homes, as it is limited by a maximum
property purchase price and by the developing organisation choosing to access the Help
to Buy scheme.

•

Shared ownership is limited to a small proportion of homes on a private development site
that includes an affordable housing requirement via a Section 106 agreement (typically
less than 10%). The homes provided for shared ownership are dictated by the developer
and offers little choice to a first-time buyer.

•

Shared ownership homes developed by Registered Providers are typically a proportion of
the homes on a site combined with other affordable housing tenures and are available only
when and where Registered Providers choose to build and can access suitable
development sites. As a result, the provision is limited.

As a result, first-time buyers are often limited to a small proportion of the new-build market, which
is a small part of the housing market overall. There is the added challenge that the assistance
available to first-time buyers is absent in large areas because there is little or no new housebuilding
activity.
In conclusion, first-time buyers often restricted to a very small part of the housing market and have
little choice about the type of home or the location. This results in many first-time buyers being
faced with a choice to retain links with schools, family and social networks or relocate where there
happens to be a new home that can be purchased with assistance. Faced with this choice, many
people decide not to purchase a home of their own; others purchase a home that involves
significant compromises.
There have been very few affordable homes built in Broughton in recent years and the appeal site
is an ideal opportunity to offer an opportunity for local first-time buyers access to an affordable
home of their own. Without this development, it could be several years before another opportunity
is available.

Entry-level housing for households renting for the first-time
The understanding of first-time renters is not widely understood or discussed and the NPPF
provides little assistance to understand what is meant by uthose looking to rent their first home".
The implication must be that this includes households who do not live in their own, permanent
home and wish to or have no other option than to rent a home.
As with first-time buyers, there are factors that make matters equally difficult for first-time renters
and that lead to older households being given priority over typically younger first time renters.
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Lettings criteria included in the policy used jointly by Preston City Council and CGA include priority
for health and mobility challenges and overcrowding.
•

Poor health and poor mobility are more common amongst older households and, as a
result, first-time renters are more likely to be disadvantaged by this requirement.

•

Similarly, overcrowding is almost always related to a larger number of children and
dependents that the existing home can accommodate. Again, this is a disadvantage to
typical first-time renters who are more likely to be single-person households and couples.

The number of homes proposed for affordable rent is a minimum of 16 and a maximum of 32 and
it is clear there is a need for these homes regardless of the number provided.
It is also clear that there is a much greater need for affordable homes for households renting for
the first time than the site can accommodate and this development will not be Preston's solution
for the entire local authority area.
This need is supported by evidence from Select Move of recent adverts posted by CGA. The
following number of bids were made for each property type since 1st April 2021.
•

one-bedroom: 50 bids per advert (152 adverts)

•

two-bedroom : 140 bids per advert (88 adverts)

•

three-bedroom: 230 bids per advert (55 adverts)

•

four-bedroom: 0 adverts

Successful applicants experienced the following waiting times since 1st April 2021:
•

two-bedroom house: 19 months

•

three-bedroom house: 21 months

•

four-bedroom house: no lettings (11 months in the previous year)

Select Move system only allows households who are eligible and in need to bid for a home and it
offers priority to households with specific needs. The data shows that the need for affordable
homes of all sizes is significant and the need far exceeds the current provision, but this is even
more significant for first-time renters who are unlikely to have priority and, therefore, unlikely to be
successful when there are more than 100 bids per property.

Characteristics local to the site
The need is even more acute in smaller settlements and in areas close to the site.
There is very little reliable data to identify need in specific locations in the local authority area. The
housing register and the choice-based lettings system, Select Move, do not require applicants to
state their preference and there is no other method to collect the data. The need only becomes
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apparent when a home becomes available and people either bid (for homes for rent) or enquire
(for homes for sale).
Outside the city boundary, there are a number of settlements in the local authority area that share
similar characteristics. Broughton, Goosnargh and Longridge have high house prices compared
with Preston overall and have seen relatively little development of affordable housing in recent
years.
As a result, people in housing need have no option but to live elsewhere. When people know
there is very little chance of a home in a settlement, there is very little evidence of need, even
anecdotally, because households on the housing register focus their attention in locations where
they are more likely to be successful obtaining a home.
There are so few affordable homes in some settlements that developments of new homes are the
only realistic chance people in need have of securing a home. In the last two years, only one nonage restricted, affordable rented home has become available in Broughton. When advertised, it
received 170 bids from eligible households.
This is typical of settlements outside the city boundary and shows that it is almost impossible for
a first-time renter to access affordable rented housing.
We hope this explains the rationale for the development of the site and the overwhelming need to
assist first-time renters and first-time buyers to access a home that is suitable for their needs.
Yours sincerely,

Stephen Galbraith
Development Manager
Community Gateway Association
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Appendix AG2
Preston City Council Freedom of Information Correspondence
(20 August 2021, 20, 21 & 22 September 2021)

Annie Gingell
From:
Sent:
To:
Subject:

Nabil Patel <N.Patel@preston.gov.uk> on behalf of FOI Freedom of Information
Mailbox <FOI@preston.gov.uk>
22 September 2021 10:11
Annie Gingell
RE: FOI request - Housing data

Dear Ms Gingell,
Thank you for your email.
I can advise that Whittingham Parish has not been an option on our system. We asked for clarification on the
previous request you have quoted below also.
In relation to your further email about Q22 & Q23, I can advise that the team do not keep data on exception sites so
the data is not held.
Yours sincerely,

Nabil Patel
Information Governance Officer
+441772906849
Preston City Council

From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Tuesday, September 21, 2021 10:59 AM
To: Nabil Patel <N.Patel@preston.gov.uk>
Cc: Oliver Marigold <Oliver.Marigold@tetlow-king.co.uk>; James Stacey <James.Stacey@tetlow-king.co.uk>
Subject: RE: FOI request - Housing data
Good morning Nabil,
Can you please set out why Whittingham Parish is no longer an option on your systems?
The attached FOI response from earlier this year provides the preference data for the parish indicating that
it is in fact an option.
Kind regards,
Annie Hamilton Gingell BSc (Hons) MSc MRTPI
Principal Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk
This electronic transmission is intended only for the attention of the addressee. It may contain privileged
and confiden have received this electronic transmission in error please notify us immediately by telephone,
delete the transmission copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this
message and any attachments are

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 20 September 2021 14:14
1
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To: Oliver Marigold <Oliver.Marigold@tetlow-king.co.uk>
Subject: RE: FOI request - Housing data
Please see attached.
From: Oliver Marigold <Oliver.Marigold@tetlow-king.co.uk>
Sent: Friday, August 20, 2021 2:13 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>; Annie Gingell <Annie.Gingell@tetlowking.co.uk>
Subject: FOI request - Housing data
Dear Sir/Madam,
Can you please provide the following data in line with the provisions of the Freedom of Information
Act.
Housing Register
1. The total number of households on the Council's Housing Register at 1st April 2021.
2. The total number of households on the Council's Housing Register at 1st April 2021 specifying
(a) Whittingham Parish (b) Preston Rural East ward as their preferred choice of location.
3. The average number of bids per property in (a) Whittingham Parish (b) Preston Rural East ward
over the 2020/21 monitoring period for the following types of affordable property:
a.
b.
c.
d.
e.
f.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

4. The average waiting times at 1 April 2021 for the following types of affordable property:
g.
h.
i.
j.
k.
l.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

5. The average waiting times at 1 April 2020 for the following types of affordable property:
a.
b.
c.
d.
e.
f.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

6. Any changes the Council has made to its Housing Register Allocations Policy since 2011
including:
a. The date they occurred;
2
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b. What they entailed; and
c. Copies of the respective documents
Social Housing Stock
7. The total number of social housing dwelling stock at 1st April 2021 in (a) Whittingham Parish (b)
Preston Rural East ward.
8. Whether all, or a part of, the Local Authority’s social housing dwelling stock has been
transferred to another organisation(s). If so, when did this occur and to whom (i.e. which
housing association(s) or Arms-Length Management Organisation (ALMO)) was the stock
transferred.
Social Housing Lettings
9. The number of social housing lettings in the period between 1 April 2019 and 31 March 2020;
and between 1 April 2020 and 31 March 2021 in (a) Whittingham Parish (b) Preston Rural East
ward.
Housing Completions
10. The number of NET housing completions in the Preston City Council region broken down on a
per annum basis for the period between 2000/01 and 2020/21.
11. The number of NET affordable housing completions in the Preston City Council region broken
down on a per annum basis for the period between 2000/01 and 2020/21.
12. The number of NET housing completions in (a) Whittingham Parish (b) Preston Rural East ward
broken down on a per annum basis for the period between 2000/01 and 2020/21.
13. The number of NET affordable housing completions (a) Whittingham Parish (b) Preston Rural
East ward broken down on a per annum basis for the period between 2000/01 and 2020/21.
Right to Buy
14. The number of social rented dwellings lost in the Preston City Council region broken down on a
per annum basis for the period between 2000/01 and 2020/21 through:
a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy
15. The number of Right to Buy replacements funded by receipts from Right to Buy sales in the
Preston City Council region broken down on a per annum basis for the period between 2000/01
and 2020/21.
16. The number of social rented dwellings lost in (a) Whittingham Parish (b) Preston Rural East ward
broken down on a per annum basis for the period between 2000/01 and 2020/21 through:
a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy
17. The number of Right to Buy replacements funded by receipts from Right to Buy sales in (a)
Whittingham Parish (b) Preston Rural East ward broken down on a per annum basis for the
period between 2000/01 and 2020/21.
Temporary Accommodation
3
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18. The number of households on the Housing Register housed in temporary accommodation within
the Preston City Council region at 1st April 2021.
19. The number of households on the Housing Register housed in temporary accommodation
outside the Preston City Council region at 1st April 2021.
20. The number of households on the Housing Register housed in temporary accommodation within
the Preston City Council region at 1st April 2020.
21. The number of households on the Housing Register housed in temporary accommodation
outside the Preston City Council region at 1st April 2020.
Exception Sites
22. The number of entry-level exception sites (NPPF paragraph 71/72) approved since 1st April 2016.
23. The number of rural exception sites approved since 1st April 2016.
I look forward to hearing from you. If there are any issues with providing any of the data then please
get in touch.
Kind regards
Oliver
Oliver Marigold BSc (Hons) DipTP MRTPI
Principal Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
Unit 2, Eclipse Office Park, High Street,
Staple Hill, Bristol, BS16 5EL
T: 0117 9561916 M: 07780 481839
W: tetlow-king.co.uk

_
_
_
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and
has used all reasonable efforts to ensure that this message and any attachments are free from viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for as long as is necessary. Further
information can be found in the Privacy Notice on the Council’s website
https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-information/privacy-notice/.
This message and any file or link transmitted with it is confidential, subject to copyright, and intended solely
for the use of the individual or entity to which it is addressed. It may contain privileged information. Any
unauthorised review, use, disclosure, distribution or publication is prohibited. If you have received this email
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in error please contact the sender by reply email and destroy and delete the message and all copies from
your computer.
Any views expressed within the body of this message are solely those of the author(s) involved, and do not
necessarily represent those of the City Council.
This message has been scanned for viruses.

Your City Council is a Living Wage Employer.

Personal information will be kept safe and secure and will only be kept for as long as is necessary.
Further information can be found in the Privacy Notice on the Council’s website
https://www.preston.gov.uk/thecouncil/data-protection-and-freedom-of-information/privacy-notice/.
This message and any file or link transmitted with it is confidential, subject to copyright, and intended solely for the
use of the individual or entity to which it is addressed. It may contain privileged information. Any unauthorised review,
use, disclosure, distribution or publication is prohibited. If you have received this email in error please contact the
sender by reply email and destroy and delete the message and all copies from your computer.
Any views expressed within the body of this message are solely those of the author(s) involved, and do not
necessarily represent those of the City Council.
This message has been scanned for viruses.
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Appendix AG3
Preston City Council Freedom of Information Response
(20 August 2021)

Annie Gingell
From:
Sent:
To:
Subject:
Attachments:

Gina Day on behalf of Oliver Marigold
20 September 2021 17:34
James Stacey; Annie Gingell
FW: FOI request - Housing data
Reply letter 20.09.21.docx; Allocation Policy 2018.docx; Allocation Policy16.docx

FYI
From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 20 September 2021 14:14
To: Oliver Marigold <Oliver.Marigold@tetlow-king.co.uk>
Subject: RE: FOI request - Housing data
Please see attached.
From: Oliver Marigold <Oliver.Marigold@tetlow-king.co.uk>
Sent: Friday, August 20, 2021 2:13 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>; Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Subject: FOI request - Housing data
Dear Sir/Madam,
Can you please provide the following data in line with the provisions of the Freedom of Information Act.
Housing Register
1. The total number of households on the Council's Housing Register at 1st April 2021.
2. The total number of households on the Council's Housing Register at 1st April 2021 specifying (a)
Whittingham Parish (b) Preston Rural East ward as their preferred choice of location.
3. The average number of bids per property in (a) Whittingham Parish (b) Preston Rural East ward over the
2020/21 monitoring period for the following types of affordable property:
a.
b.
c.
d.
e.
f.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

4. The average waiting times at 1 April 2021 for the following types of affordable property:
g.
h.
i.
j.
k.
l.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.
1
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5. The average waiting times at 1 April 2020 for the following types of affordable property:
a.
b.
c.
d.
e.
f.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

6. Any changes the Council has made to its Housing Register Allocations Policy since 2011 including:
a. The date they occurred;
b. What they entailed; and
c. Copies of the respective documents
Social Housing Stock
7. The total number of social housing dwelling stock at 1st April 2021 in (a) Whittingham Parish (b) Preston
Rural East ward.
8. Whether all, or a part of, the Local Authority’s social housing dwelling stock has been transferred to
another organisation(s). If so, when did this occur and to whom (i.e. which housing association(s) or
Arms-Length Management Organisation (ALMO)) was the stock transferred.
Social Housing Lettings
9. The number of social housing lettings in the period between 1 April 2019 and 31 March 2020; and
between 1 April 2020 and 31 March 2021 in (a) Whittingham Parish (b) Preston Rural East ward.
Housing Completions
10. The number of NET housing completions in the Preston City Council region broken down on a per
annum basis for the period between 2000/01 and 2020/21.
11. The number of NET affordable housing completions in the Preston City Council region broken down on a
per annum basis for the period between 2000/01 and 2020/21.
12. The number of NET housing completions in (a) Whittingham Parish (b) Preston Rural East ward broken
down on a per annum basis for the period between 2000/01 and 2020/21.
13. The number of NET affordable housing completions (a) Whittingham Parish (b) Preston Rural East ward
broken down on a per annum basis for the period between 2000/01 and 2020/21.
Right to Buy
14. The number of social rented dwellings lost in the Preston City Council region broken down on a per
annum basis for the period between 2000/01 and 2020/21 through:
a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy
15. The number of Right to Buy replacements funded by receipts from Right to Buy sales in the Preston City
Council region broken down on a per annum basis for the period between 2000/01 and 2020/21.
16. The number of social rented dwellings lost in (a) Whittingham Parish (b) Preston Rural East ward broken
down on a per annum basis for the period between 2000/01 and 2020/21 through:
2
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a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy
17. The number of Right to Buy replacements funded by receipts from Right to Buy sales in (a) Whittingham
Parish (b) Preston Rural East ward broken down on a per annum basis for the period between 2000/01
and 2020/21.
Temporary Accommodation
18. The number of households on the Housing Register housed in temporary accommodation within the
Preston City Council region at 1st April 2021.
19. The number of households on the Housing Register housed in temporary accommodation outside the
Preston City Council region at 1st April 2021.
20. The number of households on the Housing Register housed in temporary accommodation within the
Preston City Council region at 1st April 2020.
21. The number of households on the Housing Register housed in temporary accommodation outside the
Preston City Council region at 1st April 2020.
Exception Sites
22. The number of entry-level exception sites (NPPF paragraph 71/72) approved since 1st April 2016.
23. The number of rural exception sites approved since 1st April 2016.
I look forward to hearing from you. If there are any issues with providing any of the data then please get in
touch.
Kind regards
Oliver
Oliver Marigold BSc (Hons) DipTP MRTPI
Principal Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
Unit 2, Eclipse Office Park, High Street,
Staple Hill, Bristol, BS16 5EL
T: 0117 9561916 M: 07780 481839
W: tetlow-king.co.uk

_

_

_

This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have received this electronic t
copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and any attachments are free from viruses.

Your City Council is a Living Wage Employer.

3
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Date: 20 September 2021
Your reference:
Our reference: LAS/NP/7890

Mr Oliver Marigold

Legal Services
Resources Directorate
Preston City Council
Town Hall
Preston
PR1 2RL
www.preston.gov.uk
Tel: 01772 906849
Email: n.patel@preston.gov.uk
Preston City Council does not accept service by email

Dear Mr Marigold
REQUEST FOR INFORMATION UNDER THE FREEDOM OF INFORMATION ACT
2000
Further to our letter of 20 August 2021, pursuant to the Freedom of Information Act 2000,
I can now respond to your request.
Housing Register
1. The total number of households on the Council's Housing Register at 1st April 2021.
Waiting list – 1643
Transfer – 984
Open Register - 283

2. The total number of households on the Council's Housing Register at 1st April 2021
specifying (a) Whittingham Parish (b) Preston Rural East ward as their preferred
choice of location.
(a) Whittingham Parish (b) Preston Rural East are not options on our system.
Therefore the information is not held.
The options we have are:
Abbey Village
Adelphi
Adlington
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Ashton
Astley Village
Avenham
Bamber Bridge
Brinscall
Broadgate
Brookfield
Broughton
Buckshaw - Chorley
Buckshaw - S Ribble
Catforth
Central Preston
Charnock Richard
Chorley
Clayton Brook
Clayton-le-Woods
Coppull
Cottam
Croston
Deepdale
Eccleston
Euxton
Farington
Fishwick
Frenchwood
Fulwood
Goosnargh
Grange
Greenlands
Grimsargh
Hoghton
Holme Slack
Houghton
Hutton
Ingol
Larches
Lea Town
Leyland
Little Hoole
Longridge Road
Longton
Lostock Hall
Moor Lane
Moor Nook
Much Hoole
New Longton
Option not listed
Penwortham
Plungington
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Preston
Ribbleton
Ribbleton Hall
Riversway
Savick
South Ribble
St Matthews
Walmer Bridge
Walton-Le-Dale
Whitechapel
Whittle-le-Woods
Woodplumpton

3. The average number of bids per property in (a) Whittingham Parish (b) Preston
Rural East ward over the 2020/21 monitoring period for the following types of
affordable property:
a.
b.
c.
d.
e.
f.

A shared accommodation affordable dwelling;
1-bed affordable dwelling; 0
2-bed affordable dwelling; 0
3-bed affordable dwelling; 0
4-bed affordable dwelling; and 0
A 4+ bed affordable dwelling.0

4. The average waiting times at 1 April 2021 for the following types of affordable
property: Data not held.
g.
h.
i.
j.
k.
l.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

5. The average waiting times at 1 April 2020 for the following types of affordable
property: Data not held.
a.
b.
c.
d.
e.
f.

A shared accommodation affordable dwelling;
1-bed affordable dwelling;
2-bed affordable dwelling;
3-bed affordable dwelling;
4-bed affordable dwelling; and
A 4+ bed affordable dwelling.

6. Any changes the Council has made to its Housing Register Allocations Policy since
2011 including:
a. The date they occurred;
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b. What they entailed; and
c. Copies of the respective documents
Several versions of the allocation policy are attached. Actual dates for the revisions
are not available but changes have been made to incorporate legislation including
Localism Act, Additional Preference for Armed Forces Regs, Move to Work
Regulations 2015. Operational changes include adding new partners and moving
to an any day letting cycle.

Social Housing Stock
7. The total number of social housing dwelling stock at 1st April 2021 in (a)
Whittingham Parish (b) Preston Rural East ward. 0
8. Whether all, or a part of, the Local Authority’s social housing dwelling stock has
been transferred to another organisation(s). If so, when did this occur and to whom
(i.e. which housing association(s) or Arms-Length Management Organisation
(ALMO)) was the stock transferred.
Part stock transfer to Avenquest Homes (600 properties) in 1998 remaining stock
transfer to Community Gateway in 2005, 6500 properties approx.

Social Housing Lettings
9. The number of social housing lettings in the period between 1 April 2019 and 31
March 2020; and between 1 April 2020 and 31 March 2021 in (a) Whittingham
Parish (b) Preston Rural East ward. 0
Housing Completions
10. The number of NET housing completions in the Preston City Council region broken
down on a per annum basis for the period between 2000/01 and 2020/21.
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11. The number of NET affordable housing completions in the Preston City Council
region broken down on a per annum basis for the period between 2000/01 and
2020/21.
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12. The number of NET housing completions in (a) Whittingham Parish (b) Preston
Rural East ward broken down on a per annum basis for the period between 2000/01
and 2020/21.
Data not held.
13. The number of NET affordable housing completions (a) Whittingham Parish (b)
Preston Rural East ward broken down on a per annum basis for the period between
2000/01 and 2020/21.
Data not held.
Right to Buy
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14. The number of social rented dwellings lost in the Preston City Council region broken
down on a per annum basis for the period between 2000/01 and 2020/21 through:
a. Right to Buy;
2000/2001 – 173
2001/2002 – 73
2002 – 2003 – 146
2003 -2004 – 266
2004 – 2005 – 202
b. Preserved Right to Buy; and
c. Voluntary Right to Buy

15. The number of Right to Buy replacements funded by receipts from Right to Buy
sales in the Preston City Council region broken down on a per annum basis for the
period between 2000/01 and 2020/21. Data not held.
16. The number of social rented dwellings lost in (a) Whittingham Parish (b) Preston
Rural East ward broken down on a per annum basis for the period between 2000/01
and 2020/21 through: Data not held.
a. Right to Buy;
b. Preserved Right to Buy; and
c. Voluntary Right to Buy
17. The number of Right to Buy replacements funded by receipts from Right to Buy
sales in (a) Whittingham Parish (b) Preston Rural East ward broken down on a per
annum basis for the period between 2000/01 and 2020/21. Data not held.
Temporary Accommodation
18. The number of households on the Housing Register housed in temporary
accommodation within the Preston City Council region at 1st April 2021. 19
19. The number of households on the Housing Register housed in temporary
accommodation outside the Preston City Council region at 1st April 2021. 7
20. The number of households on the Housing Register housed in temporary
accommodation within the Preston City Council region at 1st April 2020. 29
21. The number of households on the Housing Register housed in temporary
accommodation outside the Preston City Council region at 1st April 2020. 15
Exception Sites
22. The number of entry-level exception sites (NPPF paragraph 71/72) approved since
1st April 2016. Data not held.
23. The number of rural exception sites approved since 1st April 2016. Data not held.
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If you have any queries regarding the information provided, please contact me in the first
instance for assistance.
If you are then still not happy with the information provided, please write to the address
below setting out your reasons within 21 days of receipt of this letter:Mrs. Caron Parmenter
Preston City Council
Town Hall
Lancaster Road
Preston
Lancashire
PR1 2RL
If you are still dissatisfied with the Council’s decision after review, you may complain to:The Information Commissioner
Wycliffe House
Water Lane
Wilmslow
Cheshire
SK9 5AF

Yours sincerely,

Nabil Patel
Information Governance Officer
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Select Move Sub-Regional Choice Based Lettings Scheme
Common Allocation Scheme 2016
1. Introduction and background
1.1 Introduction
This document represents the social housing allocation scheme for
Chorley Borough Council
Preston City Council
South Ribble Borough Council
The following Registered Providers have also adopted this scheme as a means of
allocating at least 75% of their properties in these Local Authority areas. The
remaining 25% will be let through alternative platforms as determined by the
respective landlords. Reporting mechanisms to be agreed by the Steering Group.
Chorley Borough Council are piloting the 75% for a 9 month period which will be
evaluated and recommendations made for the review of the policy.
Accent Foundation
Chorley Community Housing
Community Gateway Association
Contour Homes
Great Places
Manchester & District Housing Association (Your Eaves Brook)
Progress Housing Group
Places for People
The local authorities and housing associations listed above (the partners) have
signed a Memorandum of Understanding agreeing to this scheme under a
partnership arrangement to operate the Select Move sub- regional choice based
lettings scheme
Registered Providers with housing in the Chorley, Preston and South Ribble areas
who are not Select Move partners will be subject to local nomination agreements
with local authorities to allocate properties.
1.2 Legal Framework
Local authorities are required by the Housing Act 1996 to have a published allocation
scheme and this document takes into account the requirements of the Act as
amended by the Homelessness Act 2002 and the Localism Act 2011. The scheme
incorporates the 2012 regulations concerning armed forces personnel and the 2015
Right to Move regulations and guidance and also the Allocation Code of Guidance
2013. This scheme will be revised as necessary to incorporate any subsequent
legislation and statutory guidance.
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1.3 Governance
The Memorandum of Understanding provides that the scheme is managed by a
Steering Group that meets at least 6 times a year. An Operational Group meets at
least 6 times a year which reports on operational and performance matters.
1.4 Select Move website
A shared web based IT system, (the Select Move website) allows the partners to
operate a common housing application form, housing register and allocations policy.
The Select Move website provides an online housing application form, with
registered applicants able to place expressions of interest or bids for properties
advertised on the website.
The website provides other services including self -service housing advice, a mutual
exchange service, private rented and low cost home ownership information.
1.5 Policy Statement
The aim of the scheme is to ensure that homes are allocated to eligible and
qualifying applicants in a fair, consistent and accountable manner in accordance with
legislation and guidance.
Homes will be allocated to applicants after taking into account the following: their
housing needs and choices, their financial situation and ability to manage a tenancy,
the local community and the locality whilst ensuring the best use of housing stock.
An allocation of housing is defined as the nomination of any person to be a secure,
introductory assured of fixed term tenant provided by a Local Housing Authority or
Registered Provider.
Allocations also include where a tenant is applying for a transfer from one Select
Move partner to another. In this case the tenant must have complied with the terms
of their tenancy to qualify to join the register.
1.6 Equality Statement
The Partners are committed to equality of opportunity and anti- discrimination in
relation to their service provision and seek to promote social inclusion. Applicants will
not be discriminated against when seeking or accessing accommodation in
accordance with the general equality duty set out in the Equality Act 2010.
Partners will ensure that everyone has an equal opportunity to access the Select
Move services (subject to eligibility legislation) and they will ensure that the are
responsive to any special needs of service users.
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1.7 Consultation
Any significant changes to this policy will be approved by the relevant Board,
Committee or portfolio holder for each participating local authority and by the
relevant decision-making bodies of the Registered Providers as appropriate. Any
significant changes will also be subject to consultation with relevant statutory and
voluntary sector organisations and tenant representatives and applicants to the
scheme. The Select Move Steering Group shall be responsible for determining
whether any proposed changes are significant and should be the subject of
consultation.
2. Applying to Select Move
2.1 Who can apply to join Select Move?
Housing legislation requires that applicants are assessed to determine whether by
law they are eligible for an allocation of accommodation. If the applicant is eligible,
their application is assessed against the Select Move qualifying criteria. The Select
Move partner receiving the application will be responsible for investigating and
determining the application, although transfer applications will be passed to the
tenant’s landlord for assessment. Applicants are notified in writing of the outcome of
their application. Current tenants of the partners will need to have been a tenant for
a minimum of 12 months before being allowed to join the register unless there are
exceptional circumstances.
2.2 Eligibility Criteria
The Housing Act 1996 (as amended) states that the following types of household are
not eligible for a housing allocation and therefore cannot join the Select Move
scheme.
•
•
•

Persons from abroad who the relevant Secretary of State has deemed
ineligible for an allocation of social housing.
Persons subject to immigration control.
Other persons from abroad who are ineligible as a result of legislation.

Where there are two or more applicants and one or more is classed as ineligible a
tenancy will only be granted to the eligible applicant(s).
2.3 Qualifying Criteria
An applicant will qualify to join the Select Move scheme if they are;
An eligible person and
Aged 16 or over. Persons aged 16 or 17 can qualify to join the scheme but will not
be made an offer of accommodation without a support package being in place that is
agreed between the Local Authority and the Registered Provider and .
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Can demonstrate that they have a local connection by meeting one of the following
criteria.
•

•

•

•

•

•
•

•

•

•

The applicant must be able to demonstrate that they have lived 6 out of the
last 12 months or 3 years out of the last 5 in the Local Authority areas of
Chorley, Preston or South Ribble.
The applicant must be able to demonstrate that they have parents, adult
siblings or children who permanently reside in the Local Authority areas of
Chorley, Preston or South Ribble and have done so continuously for at least 5
years.
The applicant has employment in the Local Authority areas of Chorley,
Preston or South Ribble. Employment is work that is not temporary or
seasonal, is for at least 16 hours per week and has been continual for at least
6 months and the applicant must be working at the point an offer of a tenancy
is made.
The applicant has made a positive community contribution or undertaken
voluntary work in the Local Authority areas of Chorley, Preston or South
Ribble for at least 10 hours per month over the last 12 months.
The applicant needs to give or receive long term care, which is effective and
genuine to another person who permanently resides within the local authority
areas of Chorley, Preston or South Ribble and who could not otherwise
manage without the care provided and there is a need for the applicant to
move into the area in order to facilitate the provision of such long term care.
The applicant at the time of the application is serving in or has formerly served
in the UK regular forces within the last 5 years.
The applicant has recently ceased or will cease to be entitled to reside in
accommodation provided by the UK Government following the death of that
persons spouse or civil partner who has served in the UK regular forces and
their death was attributable wholly or partly to that service.
The applicant at the time of the application is serving in or has formerly served
in the reserve forces and who is suffering from a serious injury, illness or
disability which is attributable wholly or partly to that service.
Applicants/households that cannot demonstrate a local connection but have
an exception welfare need will be accepted on to the scheme e.g.
harassment, domestic abuse, witness protection etc.
Applicants under the Right to Move Regulations i.e. social tenants moving into
the area to take up employment. See Appendix E.

2.4 Applicants with arrears
An applicant/household with housing related debts such as rent arrears, repairs
recharges, leasehold service charges, sundry debts that can be proven by a social
and/or private landlord of below £1000.00 who is not a current tenant and who has
made an agreed repayment plan and has demonstrated a commitment to maintain
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payments under the terms of that plan will qualify to join the scheme. The plan must
have been maintained for a minimum of 3 months for debts of up to £500. For debts
of £500.01 to £1000.00 the plan must have been maintained for 6 months and for
these applicants the debt must have been reduced to £500 or less before they can
register. The applicant must continue to maintain payments under the plan before
any offer of accommodation is made.
3. Non- Qualifying Criteria
Applicants/household will not qualify to join the Select Move scheme if one of the
following applies:
3.1 Financial circumstances
The applicant or household member is an owner occupier or has equity in a property
(whether or not the property is located in the UK). Consideration of applications from
owner occupiers will be given where the Local Authority has a statutory duty to assist
e.g. homelessness or where the applicants housing needs can only be met by social
housing e.g. sheltered housing required.
The applicant’s household has a gross annual income (including benefit income) of
£60,000 or more and/or have savings or assets greater than £30,000. These
amounts will be reviewed annually.
The applicant’s/household financial and personal circumstances are such that they
do not qualify for charitable housing assistance from a partner Registered Provider
that has charitable rules and objectives.
The applicant/household is a current tenant of a Registered Provider and has any
outstanding housing related debt.
They have a housing related debt such as rent arrears, repairs recharges, leasehold
service charges and/or sundry debts of £1000.01 or more that can be proven by a
social and/or private landlord. Applicants/household with housing related debts of
below £1000 will qualify provided that they have made and maintained a repayment
plan in accordance with Section 2.4 above
3.2 Support needs
If the applicants care and support needs are assessed by a partner organisation as
being such that an individual’s specific needs cannot be met in general or sheltered
accommodation they will not qualify for accommodation.
3.3 Unacceptable behaviour
Certain behaviour and/or convictions of the applicant or of a person named on the
application may result in them being disqualified from joining the scheme. Examples
include where the applicant or a person named on the application has:
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Unspent criminal convictions that make them unsuitable to be a tenant due to the
threat or risk they pose. This will be determined by the information provided by
probation, police intelligence and evidence available via the approved protocol.
Engaged in anti-social behaviour such that action has been taken, or could have
been taken against that person such as a Civil Injunction, Criminal Behaviour Order,
Community Protection Notice, Demotion Order or Possession Order.
Previously been evicted by a Select Move partner and the reasons for the eviction
whether behavioural or financial are still considered a risk to the landlord. The
applicant/household has the right to request a review of this decision by the partner
organisation that took the action. Such a review cannot be requested more than
every 6 months.
Been convicted of using or allowing current or former accommodation to be used for
illegal and/or immoral purposes.
Been responsible for neglecting, damaging or abandoning a previous property.
Been responsible for providing false information in connection with making a housing
application and or obtaining a tenancy.
Been responsible for tenancy fraud.
When assessing whether the behaviour of the applicant or a person named on the
application is serious enough to disqualify them from joining the scheme, the
following matters will be considered by the Select Move partner assessing the
application.
Has the applicant or a person named on the application behaved in such a way that
they are considered to be unsuitable to be a tenant of a Select Move partner and
At the time of the application is the applicant still considered to be unsuitable to be a
tenant of a Select Move partner by reason of their behaviour or the behaviour of any
person named on the application and
If the behaviour is serious enough to entitle a landlord to commence legal
proceedings against the applicant and/or does the behaviour pose a serious risk to
staff of any Select Move partner, tenants of a Select Move partner or the local
community.
Partners will however consider the circumstances of each case individually and
applicants are entitled to present any mitigating circumstances and information for
consideration. Consideration will also be given to those applicants with housing
related debt and/ or convictions where there is a statutory duty to assist by the Local
Authority. These applicants will be required to demonstrate a commitment to
reducing the debt and the maintenance of a repayment plan or improved behaviour
or reduced risk.
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3.4. Applicants who do not qualify
An applicant who is eligible but does not qualify for accommodation under this
scheme can apply to the partner landlord of their choice to be placed on the Open
Property Register (OPR) for low demand properties. OPR properties are not subject
to this scheme. Please see the OPR policy for further information.
4. Application assessment
4.1 Verification
The registration process will involve verification checks and assessments carried out
by the partners to the scheme at application and offer stage, and it will be the
applicant’s responsibility to provide any evidence that is requested. This can include;
Evidence of eligibility for all persons named on the application or added to the
application and any of the following will be required as evidence for these persons
current passport, current national identify card, photo driving licence, birth certificate
and/or written confirmation of identity from a professional person or support agency.
Affordability assessments will be undertaken on applicants and their households to
determine ability to sustain a tenancy financially. If a tenancy is deemed to be
unaffordable, Select Move Partners are committed to providing information/advice
and sign posting to alternative options to support the applicant/household to obtain
accommodation. The outcome of the affordability assessment will not prevent the
application from being made active, however it may preclude an offer being made.
Evidence from the applicant that they have a local connection to the Local Authority
areas of Chorley, Preston or South Ribble.
Obtaining references from the current/former landlords.
Requesting information about current or former housing related debts.
Requesting information about current or previous anti-social behaviour.
Requesting information about an applicant’s offending history from for example from
the Probation Service further to an applicant’s disclosure about offending.
Undertaking inspections of the current property to ensure that the conditions of the
tenancy are being complied with and the details given on the application form are
correct.
Evidence of successful completion of pre-tenancy training if a request has been
made for the applicant to complete this training.
Until the verification checks have been completed and accepted as satisfactory by a
partner to the scheme an applicant will not be able to register an expression of
interest in a property.
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4.2 Child Access
If an applicant has access to children, they will need to provide evidence such as a
copy of an access agreement, court order, custody or residence order or details of
their ex-partner where appropriate. In some areas applicants may only be offered
certain property types to make best use of the available housing stock and any offer
must be an affordable option.
4.3 False or withheld information
It is a criminal offence for any applicant to knowingly give false information or to
withhold information relevant to their application. An offence may be committed if an
applicant knowingly gives false information or knowingly withholds information which
has reasonably been requested at any stage of the application process. An offence
is also committed if the applicant allows a third party to provide false information on
his or her behalf, or at his or her instigation. In these circumstances action may be
taken with regard to the tenancy awarded and/or their application.
4.4 Change of circumstances
Applicants are required to notify a partner immediately of any change in
circumstances – for example:
A change of address for themselves or any person on the application;
Any additional person to be added to the application;
If any member of family or any other person on the application is no longer a party to
the application.
Any other change that might affect eligibility, qualification, banding or effective date.
Where the applicant has not notified a partner of a change of circumstances and this
would have affected eligibility, qualification, banding or effective date any other
partner will be entitled to:
Withdraw an offer of accommodation;
Skip the application during any short listing process.
4.5 Deliberately worsening or changing circumstances
Where an applicant has deliberately worsened or changed their circumstances to
gain additional priority or gain a more favourable effective date or gain eligibility or
qualification, they will be assessed on their circumstances before their situation
changed.
Examples of these circumstances include:
An applicant has moved from suitable accommodation which was reasonable for
them to continue to reside in to accommodation that is less suitable;
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An owner –occupier who has unnecessarily transferred their home to another person
within the last five years from the date of their application, unless such transfer was
necessary in order for that person to continue to occupy their home
An applicant who has unnecessarily dispersed, transferred or deprived themselves
of assets or money which could have been used to secure suitable accommodation
within the last five years from the date of their application;
An applicant who has moved family members or other persons into their home from
accommodation suitable for their needs such that the applicant’s home is now
unsuitable.
4.6 Priority
Priority for accommodation will be awarded in accordance with the following criteria;
Bedroom need. Households whose minimum bedroom need matches the bedroom
size of the property will be prioritised first.
Banding. The Select Move scheme operates with five bands A to E. Band A is the
highest priority and band E being the lowest.
Local connection. Those with a local connection to the local authority area of the
advertised property will be given preference in each band.
Effective date. An effective date will be used to determine an applicant’s position
within the band after local connection has been taken into account.
Appendix A provides further detail of the shortlisting criteria.
4.7 Determining the Effective Date
The following criteria will be used to determine the effective date;
For a new applicant the effective date will be the date the application is received by a
Select Move partner.
If an applicant is subsequently awarded a higher band priority the banding date will
be the date the higher band priority was awarded.
If an applicant is subsequently awarded a lower band the banding date will be the
date the application was accepted onto the Select Move scheme – i.e. the original
effective date.
If an applicant is given priority because they are moving on from supported housing
the effective date will be the date they moved into the supported housing.
For qualifying and eligible current or former UK service personnel or their spouse or
civil partner who are in urgent housing need (Band A – C) as determined by a local
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authority partner, the effective date will be backdated to equal their total period of
service in the UK armed forces (or the service of spouse or civil partner).
Where the applicant becomes homeless unintentionally within 2 years of accepting a
homeless duty private sector tenancy the effective date will be the date of the new
application.
5. Global and local banding categories
Every application is awarded a local and global band, these may differ. The local
band will reflect the priority awarded for housing within the applicant’s local authority
area only. The global band reflects the priority awarded across the partnership.
5.1 The banding scheme
BAND A: Urgent Need
Band
Medical/Welfare Grounds

•

An immediate life threatening or progressive
condition which is seriously affected by the
current housing and where re-housing would
solve or alleviate that medical condition or
make it significantly easier to manage.

•

A member of the household seeking
accommodation cannot be discharged from
hospital or rehabilitation accommodation
until suitable housing is provided and the
household had settled accommodation
in a Select Move partner’s area prior to
hospital admission.

•

A member of the household is elderly,
disabled or has a progressive illness and is
likely to require admission to hospital or
residential/nursing care in the immediate
future and re-housing would enable that
person to remain living at home.

•

The household seeking accommodation has
welfare needs so severe that the protection
of vulnerable adults or children is only
possible if the household were to move to a
new home and where the present
circumstances could deteriorate to such an
extent as to place household members at
risk, or in need of residential care unless rehousing is offered.
Care leavers who are threatened with
homelessness and who will continue to be

GLOBAL

Care Leavers

•
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supported by their local Leaving Care Team
assessed through the agreed protocol.

GLOBAL

To release an Adapted
property
GLOBAL
Exceptional need to move,
determined by partners
within
the
agreed
procedures

•

Applicants are awarded this category in
accordance with protocols between the
Council’s Housing and County Council
Children Services Department. An applicant
must be a former relevant child as defined by
the Children Leaving Care Act 2002. They
must have vulnerability and urgent housing
need that is best met by the provision of long
term settled housing

•

Where a partner tenant does not require a
specially adapted property for disabled use,
and there is demand for its use.
Agreed in exceptional circumstances due to
significant problems associated with the
applicants’ occupation of a dwelling in the
social or private rented sector and there is a
high risk to the tenant or their family’s safety
if they remain in the dwelling/area. For social
housing tenants transfers will be to
properties of the same size and type where
required, but locations or areas are likely to
change. A list of cases that could qualify is
detailed in the policy. See appendix D.
Emergency need to move due to exceptional
circumstances where there is high risk to the
tenant or family’s safety if they remain in the
dwelling/area.
Urgent management transfer cases accepted
by a participating landlord or waiting list
cases accepted by a participating local
authority.
Those that are statutory overcrowded as
defined by the Housing Act 1985
A private sector property either owned or
rented where a statutory notice has been
issued by the Environmental Health
Department that an unfit property is to be
demolished under the Housing Act 2004
They are a private sector tenant and the
Council has decided that the property poses
a Category 1 hazard under the Health and
Safety Fitness Rating and the Council are
satisfied that the problem cannot be resolved
by the landlord within 6 months and as a
result
continuing
to
occupy
the

•

Domestic
Violence/MARAC, Racial,
Homophobic
or
Transgender Harassment,
witness or child protection,
management transfers
•
GLOBAL
•

Statutory overcrowded
GLOBAL
Private Sector properties
unsanitary or unfit.

•
•

GLOBAL
•
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Supported Accommodation

•

GLOBAL

Band B:
Homeless
households
owed a full homeless duty
under section 193(2) or
195(2) Housing Act 1996
LOCAL
Under Occupying

•

Statutory homeless cases accepted by local
authorities within the scheme.

•

A tenant of a partner housing association
under occupying family housing by two or
more bedrooms in accordance with the
criteria in Appendix A Table 2 or
A tenant of a partner housing association
seeking a move to non-family housing that
will free up a house to enable use by a family.

GLOBAL
•

Overcrowded
GLOBAL

•

Medical mobility cases /
Medical grounds

•

GLOBAL
•

Essential Care

accommodation will pose a risk to the
applicant’s health. This includes a property
that has severe damp, major structural
defects including subsidence, flooding,
collapse of the roof or have living conditions
which are a statutory nuisance, and there is
no prospect of the problems being remedied
within a 6 month time period.
Applicants
leaving
supported
accommodation and have been assessed by
the support provider as ready for
independent living via the approved route in
each partner local authority and the resulting
vacancy can be used by someone else who
needs the support.

•

An applicant who needs to move due to
severe overcrowding – short by 2 or more
bedrooms in accordance with the criteria in
Appendix A Table 2 .
An applicant who have an urgent need to
move on medical grounds because their
current home is having a severe adverse
effect on the health of a member of the
household.
The household includes a child or young
person with a long term disability or learning
difficulty, who needs to access specialist
education or training facilities and cannot do
so from their present home. Supporting
evidence must be provided.
The household includes a person who
provides or needs to provide essential long
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LOCAL

•

Homeless
option
LOCAL

Prevention

•

Priority will be awarded by
LA after a 3 month period.
Right to Move
Local

Band C
Applicants who are entitled
to reasonable preference
as
being
non-priority
homeless,
intentionally
homeless or homeless
within the meaning of part
7.
- LOCAL
Hardship

•

•

An applicant who is entitled to reasonable
preference as being non priority homeless,
intentionally
homeless
or
otherwise
homeless within Part 7 of the Housing Act
1996. This will be assessed by the local
authority.

•

An applicant who needs to move to a
particular locality and otherwise would suffer
significant hardship to themselves or to a
member of their household and where a
financial assessment has been undertaken.
An applicant without ground level access or
in upper floor accommodation who lives with
at least one child under the age of 10
including pregnant women once their Mat B1
has been received.

LOCAL

Applicants with dependent
children
living
in
accommodation that lacks
level access

GLOBAL
Applicants
living
in
accommodation that lacks
basic facilities

GLOBAL

term care to someone in any part of the
Select Move area and they cannot deliver
that care effectively from their current
location.
Approved foster carers and adopters who
require larger accommodation on the
recommendation of children’s services.
An applicant has children or is pregnant, or is
a single person who would likely to be found
to be in priority need and the local authority
consider they will be physically homeless
within 28 days and they accept a prevention
option from the local authority housing
options service.
Existing social tenants needing to move into
the Select Move area for employment
reasons see Appendix E

•

•

Applicants without access to any of the
following:
1. Bath or Shower
2. A toilet
3. Cooking facilities
4. Running hot water supplies
5. Electric/gas needed for essential
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activities
Subject to verification by the local authority.
Homeless
Prevention
• An applicant has children or is pregnant, or is
option chosen
a single person who would likely to be found
to be in priority need and the local authority
LOCAL
consider they will be physically homeless
Priority will be awarded for
within 28 days and they accept a prevention
a 3 month period.
option from the local authority housing
options service.
Band D
Applicants not assessed as being
owed a reasonable preference
but who meet the partnership
positive community criteria

•
•

GLOBAL

•

•
•

Under-Occupancy and affected
by benefit changes.
GLOBAL
Households Over-Occupying by 1
bedroom.
GLOBAL

E Band
No Housing Need
GLOBAL

•

•

An applicant employed or undertaking
training within the borough to which
they are applying.
An applicant that can demonstrate a
contribution to the local community
such as voluntary work. This could be
specific to the area where the work
takes place or could be positive work
on an estate.
An applicant with a family connection
to the specific area which is required
due to giving or receiving care or
specific support purposes.
An applicant who is a key worker as
defined in banding guidance.
Partner tenants who are underoccupying and likely to face hardship
due to benefit changes.
Households over-occupying by 1
bedroom according to the bedroom
standard as detailed in Appendix A
Table 2 regardless of household type
or landlord.

Applicants that do not qualify for
additional preference but would like to
move to alternative accommodation.

6. Allocations and lettings
6.1 Quota system
When advertising properties on the Select Move scheme, partners will use the
following quota system:
Band A

40%
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Band B
Band C
Band D
Band E

30%
20%
10%
0%

6.2 Direct matches
A direct match will occur where a property has been identified for a particular
applicant and which has been approved by a senior manager in the partner
organisation making the match.
Direct matches are used in exceptional circumstances for emergency re-housing
such as fire, flood, major incident, urgent major repairs, witness protection, child
protection, serious domestic abuse or other exceptional housing management
reason. Instances of direct matching will be monitored by the Operational Group for
compliance with the shortlisting and offers procedure.
6.3 Numbers of expressions of interest, numbers of offers and other
restrictions
Applicants can express an interest in a maximum of 5 properties within each
advertising cycle.
An applicant who has been accepted as statutory homeless by a Local Authority will
receive one suitable offer of accommodation which can be from the social rented or
private rented sector as determined by the local authority. If a homeless applicant
refuses one suitable offer of accommodation then the applicant will lose their
reasonable preference banding and will be placed in a lower band to reflect their
housing needs. The Local Authority will have no further legal duty to provide
accommodation. If an applicant wishes to request a review in relation to the
suitability of an offer or their status as a homeless applicant they must make an
application to the relevant local authority.

Applicants awarded band A or band B priority may lose their priority status if they
refuse an offer of accommodation for which they, or their proxy, bid and the property
is considered suitable taking into account:
The size of the property
The physical access to the property and the internal layout
The facilities provided
The location of the property and
It was accurately described on the Select Move advertisement.
Any applicants in band A and band B will have their application reviewed every 10
weeks to ensure that the applicant is expressing an interest on suitable vacancies
and using the maximum 5 expressions of interest each advertising cycle. Where the
applicant fails to express an interest or not use the 5 expressions of interest in each
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advertising cycle then their band placement will be formally reviewed and in
appropriate circumstances expressions of interest will be placed on their behalf.
Offers of accommodation
An offer of accommodation can be made by telephone, e-mail or in writing subject to
the contact details on the application form.
It is the responsibility of the applicant to ensure that their personal contact details are
kept up to date and that they notify Select Move of any planned holidays or expected
absences.
If an applicant does not reply to an offer within 2 working days, or 24 hours if the
property is ready to let, the offer will be deemed to be withdrawn. A further attempt
will be made to contact the applicant within 10 working days to determine whether
they wish to remain on the list. If there is still no response, the application will be
closed.
If an applicant banded A to C by a Local Authority fails to reply the relevant Local
Authority will be informed in order that further efforts can be made to contact the
applicant.
6.5 Planning restrictions
Planning requirements may restrict which applicants can be considered for a
particular property e.g. must live in a particular area etc. These restrictions will be
clearly set out in the advertisement by the partner and short listing decisions will be
only be made by the partner in accordance with the requirements of the planning
consent.
6.6 Local Lettings Policies
Select Move partners may draw up local lettings policies that are aimed at creating
and maintaining sustainable communities which are: time limited and consulted with
the Local Authority and stakeholders and agreed with the Steering Group.
Applicants may as part of a local lettings plan be required to attend training to
demonstrate their ability to sustain a tenancy. Where training is identified as being
necessary, the applicant will need to successfully complete this training before an
offer of accommodation is confirmed.
Local lettings policies must be formally publicised by the partner implementing the
policy and must also carry out an equality impact assessment.
6.7 High risk ex-offenders
Applicants who are considered by relevant agencies as high risk ex-offenders will be
required to have an appropriate risk assessment with partner or multi agencies
before an offer of accommodation is made. The aim of this risk assessment will be to
ensure that appropriate support and/or supervision is in place before the offer of
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accommodation is made. This may mean that restrictions will be placed on the
property type and/or location offered.
6.8 Vulnerable applicants
Each partner is committed to equality of access to the Select Move scheme.
Applicants with special or specific needs and vulnerable applicants will be provided
with appropriate assistance. Any support plans submitted must be agreed with the
relevant partner. Assistance may also include auto bidding, bidding by telephone,
staff assisted bidding, newsletters of available properties being sent by post.
A proxy may place bids on the applicant’s behalf with the applicant’s agreement
where a proxy is required or requested.
6.9 Sheltered housing
An applicant for sheltered housing must normally be aged 55 or over or have a need
for sheltered accommodation due to a disability or some other vulnerability. An
assessment of the applicants need for sheltered housing will be undertaken. It is a
condition of all tenancies in sheltered housing schemes that tenants agree to accept
the services offered. Separate charges are made for these services in addition to
the rent. Further details are available from each sheltered scheme.
6.10 Supported accommodation
There is a range of supported accommodation available in each local authority area.
However apart from older persons accommodation supported accommodation is not
available through Select Move.
An applicant wishing to access supported accommodation should contact their Local
Authority housing options service for more information.
6.11 Care and support needs
If an applicant has high care or support needs and an assessment indicates that they
may have specific requirements Partners may make a referral to Social Services
requesting a needs assessment if there is not already one in place. Select Move will
work with Social Services to allocate accommodation in accordance with an
applicant’s care and support plan, but there may be cases where there will be no
prospect of Select Move partners being able to offer accommodation.
7. Closing applications, Reviews and Complaints
7.1 Closing or cancelling applications
An application will be closed from the housing register in the following
circumstances:
At the request of the applicant;
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If the applicant becomes ineligible or no longer qualifies under this policy;
When the applicant has been housed through the scheme or outside the scheme;
When a tenant of social housing completes a mutual exchange;
Where an applicant does not maintain their application through the re-registration
process, or where they move and do not provide a contact address;
If the applicant fails to respond to a request for further information within 20 working
days.
Where an applicant has refused three reasonable offers within the past 12 months
their application may be closed and will not be allowed to re-apply to the register for
a 6 month period. In this case the applicant will be required to re-register and will
lose their time on the register.
Where an applicant fails to respond to the annual review of their application.
Where there are reasonable reasons for the applicant failing to make contact or
repeatedly refusing accommodation, or where there is new and relevant information,
an applicant can request to be reinstated on the register. Upon reinstatement their
original banding and effective date will be awarded. Requests to be reinstated on
the register must be made within 3 months of removal.
An applicant whose application has been closed can apply to re- join the register in
which case they will receive a new effective date in accordance with this policy.
7.2 Annual review of applications
Every application on the register will be reviewed at least annually on the
anniversary of its entry on the register.

7.3 Requesting a Review
An applicant has the right to request a review of any decision made on their
application if they are not satisfied with any decision made, for example the banding
awarded or effective date applied.
The applicant or someone authorised to act on their behalf must notify in writing the
Select Move partner dealing with their application within 28 days of the date on
which the applicant is notified of the decision. The notification must set out the
grounds for the review. The relevant local authority will deal with any decisions
about homelessness duty or housing options.
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The review will be carried out by a member of staff of the partner organisation
dealing with the applicant who is senior to the person who made the original
decision. The review will exclude any staff that may have had any influence or
involvement in the original decision. The applicant will be given the opportunity to
submit any further information that they may want the reviewing officer to consider.
The applicant will also be informed of the right to make oral representations as well
as written representations.
The review is a reconsideration of the case and is not limited to the facts at the date
of the original decision and will be made on the relevant information available at the
time of the review. In addition to any information provided by the applicant, the
reviewing officer may ask for further information that is reasonably required to make
a decision. The merits of each case will be considered on an individual basis.
Select Move partners’ will aim to complete all reviews within 28 days of receiving all
relevant unless a longer period has been agreed with the applicant. If the reviewing
officer decides that there is deficiency or irregularity in the original decision, or the
manner in which it was made, but still decides to make a decision which is against
the interests of the applicant on one or more issues, the reviewing officer shall notify
the applicant (a) that the reviewer is so minded and the reasons why; and (b) that the
applicant, or someone acting on his behalf, may make representations to the
reviewer orally or in writing or both.
The applicant will be informed of the outcome in writing. If the original decision is
upheld, the applicant will be informed of the reasons for this decision. If the applicant
is still unhappy following the review they will follow the partners’ internal complaints
procedure.
7.4 Complaints Procedure
If an applicant or their advocate is dissatisfied with anything about their application
other than where a review could be made the partner organisation managing their
application should be contacted to follow their complaints procedure. For example
where an applicant is unhappy with the time taken to register their application the
complaints procedure would be used rather than the review procedure above.
If the applicant is still dissatisfied after completing the partner’s internal complaints
procedure they have the right to contact the Ombudsman services.
Local Government Ombudsman (LGO)
The LGO is an independent organisation which considers complaints about how a
local authority has dealt with an application or request for a service for example how
the authority discharges its homelessness duty under the allocation scheme.
The LGO website is www.lgo.org.uk
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The LGO address is
PO Box 4471, Coventry, CV4 0EH
The Housing Ombudsman (HO)
The HO is an independent organisation which considers complaints about how a
housing association dealt with an application or request for a service for example
mutual exchanges or transfers.
The HO website is www.housing-ombudsman.org.uk
The HO address is
81 Aldwych, London, WC2B 4HN
The HO website provides advice about which service applicants should contact
according to the type of complaint they have.
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Appendix A
Shortlisting Criteria
When short listing those applicants who have expressed an interest in a property
advertised on the Select Move scheme the following criteria will be followed:
Table 1
1. Bedroom Need

The overriding criteria which will be used
to shortlist applicants who have
expressed an interest in a property
whose minimum bedroom need matches
the number of bedrooms in the property.
An applicant whose minimum need is
higher than the number of bedrooms in a
property will not be able to bid on the
property as they would be overoccupying.
Applicants who are assessed as being
able to manage in smaller property will
have their bedroom need over ridden
providing this does not go over the space
standard.
Applicants/households that have a desire
to live in a larger home will be allowed to
be on a larger property providing they
can demonstrate that they are financially
able to sustain the larger home. These
applicants/households will be shortlisted
below applicants that have the actual
bedroom need requirement.
For applicants with a lower than
minimum bedroom need please see the
foot of this table
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2. Banding

3. Connection to Local Authority

Properties will be advertised in housing
need bands in accordance with the
quotas in the allocations policy.
An applicant who bids will be given
priority if they are awarded the band that
the property is advertised in (subject to
matching bedroom criteria). An applicant
not in the band the property is advertised
in will be considered in descending order
starting with the highest band the
property was not advertised in with A
being the highest and E being the lowest.
For example for a property advertised in
band B, Applicant with B band would be
prioritised followed by A, C, D and E
bands.
Priority of an applicant within each band
will be given first to applicants who have
a local connection to the local authority
where the advertised property is located.
This applies to all bands and subcategories.
An applicant without a connection to the
local authority in which the property is
advertised, but has a connection to at
least one of the other Select Move local
authorities with then be short listed.

4. Effective Banding Date

It is possible for an applicant to have a
local connection to more than one local
authority.
Within each band and after taking into
account local connection, an applicant
will be short listed in order of the earliest
effective banding date.

In certain circumstances the effective
banding date may precede the
application date.
Each property shortlist will follow the above procedure for each applicant with a
matching bedroom need. The process will then be repeated for each applicant
who will be under-occupying with the closest bedroom requirement.
Applicants who have the assessed need for a larger property will always be
considered before those that have been financially approved for a larger property.
Although under-occupying applicants will be short listed under no circumstances
is there any obligation on a partner to offer a property to an applicant who will
under-occupy as this is not effective use of housing stock. An applicant who
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would be under occupying a property would only be offered the property if they
can demonstrate it is economically viable.
An applicant deemed to be under-occupying will be required to sign a disclaimer
acknowledging that housing benefit (or equivalent state benefit) may not cover
the full housing cost of their property. All applicants will need to demonstrate
their ability to sustain a tenancy.
In determining the minimum bedroom need the following criteria will be taken into
account:
Table 2
Single people
couples

Families

and One bedroom accommodation need unless any of the
following apply:
• The need for an additional bedroom for a carer as
provided by the Welfare Reform Act 2012 and
regulations made thereunder.
• Proof of pregnancy is provided by MatB1
• One bedroom for the applicant including his or her
partner.
• One bedroom for each member of the household
over the age of 16. A couple will be allocated one
bedroom.
• One bedroom for up to 2 children of the same sex
up to the age of 16.
• One bedroom for up to 2 children of different
sexes up to the age of 10
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Appendix B
Data Protection
The Select Move Scheme and its partners will make every effort to keep information
provided by applicants safe and confidential. They will comply with all policies on
data protection. The Data Protection Act 1998 provides an applicant with the right to
request a copy of their records held on the Select Move allocations system. An
applicant wishing to see and receive a copy of their records should make a written
request to the partner responsible for registering their application.
All information received relating to an application will be treated as confidential. The
Data Protection Act 1998 prevents the disclosure of any such information to any
other person without the applicants consent.
Information may be shared about the individual and their history irrespective of
whether their consent has been obtained in exceptional circumstances, which will
include:•
•
•
•

in accordance with the provisions of the Crime and Disorder Act 1998
(section 115)
For the purposes of the prevention or detection of a crime
Where there is a serious threat to the applicant or a third party including
staff or contractors of a partner or any other organisation.
Where information is relevant to the management or support duties of the
proposed landlord or support organisation to ensure the health and safety
of the applicant, a member of his or her household, or a member of staff

Any application that has a cancelled, closed or suspended status for 6 years will be
archived off the system.
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Appendix C
Allocations – Maintaining Standards of Probity
Section 122 of the Housing and Regeneration Act 2008 restricts the making of a gift,
and the payment of a dividend and bonus, by a non-profit registered provider toa.

A member or former member of the registered provider

b.

A member of the family of a member or former member

c.

A company which has as a director a person within paragraph (a) or (b).

To ensure compliance with the Act and in accordance with best practice in the
granting of tenancies all applicants are asked to disclose any relationship that exists
between them and members or employees of the partners to the Select Move
scheme.
Each partner housing association shall have in place a policy to ensure that the
allocation of properties to board members and employees (or their immediate
families) is dealt with in a fair and transparent manner and in accordance with the
Select Move policy.
Each local authority partner shall assess in the normal way any application for
housing from local authority member or employees (or their immediate families) but
registration, eligibility, the assessment of housing need and any offer of
accommodation shall be approved by a senior manager within the local authority.
Family member
A family member is not defined in the Act and the Select Move partnership considers
that someone’s husband, wife, partner, parents, grandparents, children,
grandchildren, brothers; sisters would be included and that similar relations by
marriage or other partnership would also count as a family member. This should not
be confused with the definition of close family members as detailed in the local
connection provisions for qualification to join the register.
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Appendix D
Domestic Abuse
The applicant will be awarded Band A priority due to domestic abuse where it can be
assessed that they are in imminent danger if they remain at their address. The
assessment will be undertaken through the Multi Agency Risk Assessment
Conference (MARAC) process or relevant Select Move partner in conjunction with
appropriate support agencies.
Band A will not be awarded where:
•
•

The perpetrator is included on the application form
The applicant is requesting a move to an area which is near to where the
alleged perpetrator is living or where the alleged perpetrator has close family
networks.

Band A priority awarded will be time limited and reviewed by the partner organisation
that awarded the priority on a regular basis. Priority will be removed where:
•
•
•

The need for an immediate or urgent move is no longer there;
Suitable vacancies arise and the applicant does not bid;
A suitable offer has been made and refused.

Where the applicant is a tenant of a partner organisation and the partner
organisation has suitable properties in the areas requested by the applicant then
Band A priority will not be awarded. In these cases the partner organisation will
arrange a ‘direct match’ of the applicant to the property.

.
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Appendix E
Right to Move – Statutory guidance on social housing allocations for local housing
authorities in England
An existing social housing tenant (living outside the Select Move area) will not be
disqualified on the grounds of no local connection if they: have reasonable
preference under s.166(3)(e) because of a need to move to the districts of Chorley,
Preston or South Ribble to avoid hardship, and need to move because the tenant
works in the districts of Chorley, Preston or South Ribble or need to move to take up
an offer of work in the districts of Chorley, Preston or South Ribble.
If the criteria above are met then the applicant will be awarded local band B to the
relevant district for:
“An applicant who needs to move to a particular locality and otherwise would suffer
significant hardship to themselves or a member of their household and where a
financial assessment into that hardship has been undertaken”.
Whether or not the applicant meets the above criteria isn’t solely determined by the
need to move for work, but that it would cause them hardship if they were able to do
so.
Definition of Work
•

Work should be a permanent contract or one with a minimum term of 12
months.

•

Work should be of 16 or more hours a week (unless it can be demonstrated
that the earnings are substantial).

•

Work should not be voluntary.

•

Work can include apprenticeships.

•

The relevant district should be the main place of work.

•

In the case of self-employed tenants, work should be regular as opposed to
intermittent

Distance, time and travel costs
When determining hardship, the time taken to travel to work and the cost of the
travel should be taken into account. The Select Move partnership considers the
following criteria could suggest hardship:
Travel time to get to work is in excess of an hour each way (personal or public
depending on circumstances). Travel costs are more than £15 per day or 25% of net
income from the employment. There is no transport available at all.
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Other factors
These factors are all considered on a case by case basis as to whether hardship
would be faced by the applicant if they could not move:
•

Would failure to move mean the applicant would lose an opportunity to gain a
better job/promotion, an apprenticeship, increase hours/pay or move from
unemployment to employment.

•

If the nature of work likely to be available closer to the applicant’s home.

•

Personal factors including care responsibilities and medical conditions
affected by the tenant not being able to move closer to work.

•

Any other situation where hardship would be demonstrable if the tenant could
not move.

Discretion
Every application will be dealt with on a case by case basis allowing all
circumstances and variables to be considered.
Proof of Work
A combination of the following can used as to prove that work or a job offer is
genuine:
•

Contract of employment (particularly if stating main place of work).

•

Wage slips showing hours worked (particularly if zero hours contract) but they
are unlikely to evidence the location of work.

•

A letter offering employment (it is likely that the employer will be contacted to
confirm acceptance).

•

A letter from an employer to prove the work and location.

Right to Move Quota
1% of a Partner Landlords lets will be prioritised for Right to Move applicants based
on the total of the previous year’s lettings by the landlord in each district. The
number of Right to Move lets will be rounded up to the nearest whole figure, and
prioritised for Band B with the advert stating that ‘applicants from outside the Select
Move area who need to move for work and have been awarded Band B for Hardship
will be prioritised’. The quota level will be reviewed annually based on demand.
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Select Move Sub-Regional Choice Based Lettings Scheme
Common Allocation Policy 2018
1. Introduction and background
1.1 Introduction
This document represents the social housing allocation scheme for
Chorley Borough Council
Preston City Council
South Ribble Borough Council
The following Registered Providers
Accent Foundation
Community Gateway Association
Jigsaw Housing Group
Onward Homes
Great Places
Your Housing
Progress Housing Group
Places for People
Sage Housing
The Registered Providers will use this scheme to allocate a minimum of 75% of its
true voids in a financial year, and each provider may use their discretion to advertise
and allocate the other 25% using alternative platforms. In order to allow the local
authority to monitor the number and type of properties allocated within their area,
Registered Providers will use the Select Move IT system as the reporting mechanism
for recording all allocations regardless of which platform they have used.
When calculating the number of voids no account shall be taken of:
•
•
•

Mutual Exchanges
Successions
Decants to facilitate major works or improvements, where the tenant will be
returning

The properties advertised through this policy will be a cross section of the quality,
location, size, and type of property owned or managed by the Registered Provider
that becomes vacant throughout the year. RSLs will work with the relevant Local
Authority if a more specific type and size of property is required in order for the Local
Authority to more effectively discharge their duty.
Once the property is placed on Select Move the Registered Provider cannot
advertise it on another platform until it has completed one full advertising cycle and
Policy 2018
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the shortlist exhausted. The Registered Provider can then advertise and allocate the
property through any platform. The local authorities and housing associations listed
above have signed a Memorandum of Understanding agreeing to this scheme under
a partnership arrangement to operate the Select Move sub- regional choice based
lettings scheme.
Registered Providers with housing in the Chorley, Preston and South Ribble areas
who are not Select Move partners will be subject to local nomination agreements
with local authorities to allocate properties.
1.2 Legal Framework
Local authorities are required by the Housing Act 1996 to have a published allocation
scheme and this document takes into account the requirements of the Act as
amended by the Homelessness Act 2002 and the Localism Act 2011. The scheme
incorporates the 2012 regulations concerning armed forces personnel and the 2015
Right to Move regulations and guidance and the Allocation Codes of Guidance 2012
& 2013. The policy has also been developed to remain compatible with other related
legislation and guidance, the details of which can be found at Appendix G This
scheme will be revised as necessary to incorporate any subsequent legislation and
statutory guidance.
1.3 Governance
The Memorandum of Understanding provides that the scheme is managed by a
Steering Group that meets at least 6 times a year. An Operational Group meets at
least 6 times a year which reports on operational and performance matters.
1.4 Select Move website
A shared web based IT system, (the Select Move website) allows the partners to
operate a common housing application form, housing register and allocations policy.
The Select Move website provides an online housing application form, with
registered applicants able to place expressions of interest or bids for properties
advertised on the website.
The website provides other services including self -service housing advice, a mutual
exchange service, private rented and low cost home ownership information.
1.5 Policy Statement
The aim of the scheme is to ensure that homes are allocated to eligible and
qualifying applicants in a fair, consistent and accountable manner in accordance with
legislation and guidance.

Policy 2018
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Homes will be allocated to applicants after taking into account the following: their
housing needs and choices, their financial situation and ability to manage a tenancy,
the local community and the locality whilst ensuring the best use of housing stock.
An allocation of housing is defined as the nomination of any person to be a secure,
introductory assured of fixed term tenant provided by a Local Housing Authority or
Registered Provider.
Allocations also include where a tenant is applying for a transfer from one Select
Move partner to another. In this case the tenant must have complied with the terms
of their tenancy to qualify to join the register.
1.6 Equality Statement
The Partners are committed to equality of opportunity and anti- discrimination in
relation to their service provision and seek to promote social inclusion. Applicants will
not be discriminated against when seeking or accessing accommodation in
accordance with the general equality duty set out in the Equality Act 2010.
Partners will ensure that everyone has an equal opportunity to access the Select
Move services (subject to eligibility legislation) and they will ensure that the are
responsive to any special needs of service users.
1.7 Consultation
Any significant changes to this policy will be approved by the relevant Board,
Committee or portfolio holder for each participating local authority and by the
relevant decision-making bodies of the Registered Providers as appropriate. Any
significant changes will also be subject to consultation with relevant statutory and
voluntary sector organisations and tenant representatives and applicants to the
scheme. The Select Move Steering Group shall be responsible for determining
whether any proposed changes are significant and should be the subject of
consultation.
2. Applying to Select Move
2.1 Who can apply to join Select Move?
Housing legislation requires that applicants are assessed to determine whether by
law they are eligible for an allocation of accommodation. If the applicant is eligible,
their application is assessed against the Select Move qualifying criteria. The Select
Move partner receiving the application will be responsible for investigating and
determining the application, although transfer applications will be passed to the
tenant’s landlord for assessment. Applicants are notified in writing of the outcome of
their application. Current tenants of the partners will need to have been a tenant for
a minimum of 12 months before being allowed to join the register unless there are
exceptional circumstances.
Policy 2018
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2.2 Eligibility Criteria
The Housing Act 1996 (as amended) states that the following types of household are
not eligible for a housing allocation and therefore cannot join the Select Move
scheme.
•
•
•

Persons from abroad who the relevant Secretary of State has deemed
ineligible for an allocation of social housing.
Persons subject to immigration control.
Other persons from abroad who are ineligible as a result of legislation.

Where there are two or more applicants and one or more is classed as ineligible a
tenancy will only be granted to the eligible applicant(s).
2.3 Qualifying Criteria
An applicant will qualify to join the Select Move scheme if they are;
An eligible person and
Aged 16 or over. Persons aged 16 or 17 can qualify to join the scheme but will not
be made an offer of accommodation without a relevant support package being in
place that is agreed where necessary between the Local Authority and the
Registered Provider.
All applicants must demonstrate that they have a local connection by meeting one of
the following criteria. Local Connection will only be awarded to the specific area of
Chorley, Preston and/or South Ribble where they can evidence that they meet one
or more of the following criteria:
•

•

•

•

•

The applicant must be able to demonstrate that they have lived 6 out of the
last 12 months or 3 out of the last 5 years continuously in the specific Local
Authority area.
The applicant must be able to demonstrate that they have parents, children or
adult siblings who currently permanently reside in the specific Local Authority
area and have done so continuously for at least 5 years.
The applicant is currently employed in the specific Local Authority area.
Employment is work that is not temporary or seasonal, is for at least 16 hours
per week and has been continual for at least 6 months and the applicant must
be working at the point an offer of a tenancy is made. (banding is global)
The applicant is currently making a positive community contribution or
undertaken voluntary work in the specific Local Authority area for at least 10
hours per month over the last 12 months.
The applicant needs to give or receive long term care, which is effective and
genuine to another person who permanently resides within the specific Local
Authority area and who could not otherwise manage without the care provided
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•
•

•

•

•

and there is a need for the applicant to move into the area in order to facilitate
the provision of such long term care.
The applicant at the time of the application is serving in or has formerly served
in the UK regular forces within the last 5 years.
The applicant has recently ceased or will cease to be entitled to reside in
accommodation provided by the UK Government following the death of that
persons spouse or civil partner who has served in the UK regular forces and
their death was attributable wholly or partly to that service.
The applicant at the time of the application is serving in or has formerly served
in the reserve forces and who is suffering from a serious injury, illness or
disability which is attributable wholly or partly to that service.
Applicants/households that cannot demonstrate a local connection but have
an exception welfare need will be accepted on to the scheme e.g.
harassment, domestic abuse, witness protection etc.
Applicants under the Right to Move Regulations i.e. social tenants moving into
the area to take up employment. See Appendix E.

3. Non- Qualifying Criteria
Applicants/household will not qualify to join the Select Move scheme if one of the
following applies:
3.1 Financial circumstances
The applicant/household is a current tenant of a Registered Provider and has any
outstanding housing related debt.
The applicant/household have a housing related debt such as rent arrears, repairs
recharges, leasehold service charges and/or sundry debts of £1000.01 or more that
can be proven by a social and/or private landlord. Applicants/household with housing
related debts of below £1000 will qualify provided that they have made and
maintained a repayment plan in accordance with the criteria below:
•
•

•

Housing related debt under £500, an agreed repayment plan must have been
maintained for a minimum of 3 months before they can register.
Housing related debt between £500.01 and £1000 an agreed repayment plan
must have been maintained for a minimum of 6 months and the debt must be
reduce to under £500 before they can register.
Payments must be maintained under the plan before any offer of
accommodation is made.

The applicant or household member is an owner occupier or has equity in a property
(whether or not the property is located in the UK). Consideration of applications from
owner occupiers will be given where the Local Authority has a statutory duty to assist
e.g. homelessness or where the applicants housing needs can only be met by social
housing e.g. sheltered housing required.
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The applicant’s household has a gross annual income (including benefit income) of
£60,000 or more and/or have savings or assets greater than £30,000. These
amounts will be reviewed annually.
The applicant’s/household financial and personal circumstances are such that they
do not qualify for charitable housing assistance from a partner Registered Provider
that has charitable rules and objectives.
3.2 Support needs
If the applicants care and support needs are assessed by a partner organisation as
being such that an individual’s specific needs cannot be met in general or sheltered
accommodation they will not qualify for accommodation.
3.3 Unacceptable behaviour
Certain behaviour and/or convictions of the applicant(s) or household member may
result in them being disqualified from joining the scheme. Examples include where
the applicant or household member has:
Unspent criminal convictions that make them unsuitable to be a tenant due to the
threat or risk they pose. This will be determined by the information provided by
probation, police intelligence and evidence available via the approved protocol.
Engaged in anti-social behaviour such that action has been taken, or could have
been taken against that person such as a Civil Injunction, Criminal Behaviour Order,
Community Protection Notice, Demotion Order or Possession Order.
Previously been evicted by a Select Move partner and the reasons for the eviction
whether behavioural or financial are still considered a risk to the landlord. The
applicant/household member has the right to appeal this decision. Appeals will be
considered by the Registered Provider that carried out the eviction. Any further
appeals will not be considered within 12 months.
Been convicted of using or allowing current or former accommodation to be used for
illegal and/or immoral purposes.
Been responsible for neglecting, damaging or abandoning a previous property.
Been responsible for providing false information in connection with making a housing
application and or obtaining a tenancy.
Been responsible for tenancy fraud.
When assessing whether the behaviour of the applicant or household member is
serious enough to disqualify them from joining the scheme, the following matters will
be considered by the Select Move partner assessing the application.
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Has the applicant or household member behaved in such a way that they are
considered to be unsuitable to be a tenant of a Select Move partner and at the time
of the application is the applicant or household member still considered to be
unsuitable to be a tenant of a Select Move partner by reason of their behaviour or
the behaviour of any person named on the application and if the behaviour is serious
enough to entitle a landlord to commence legal proceeding and/or the behaviour
poses a serious risk to staff of any Select Move partner, tenants of a Select Move
partner or the local community.
Partners will however consider the circumstances of each case individually and
applicants/household members are entitled to present any mitigating circumstances
and information for consideration. Consideration will also be given to those
applicants/household members with housing related debt and/ or convictions where
there is a statutory duty to assist by the Local Authority. These applicants will be
required to demonstrate a commitment to reducing the debt and the maintenance of
a repayment plan or improved behaviour or reduced risk.
3.4. Applicants who do not qualify
An applicant who is eligible but does not qualify for accommodation under this
scheme can apply to the partner landlord of their choice to be placed on the Open
Property Register (OPR) for low demand properties. OPR properties are not subject
to this scheme. Please see Appendix F for the OPR policy.
4. Application assessment
4.1 Verification
The registration process will involve verification checks and assessments carried out
by the partners to the scheme at application and offer stage, and it will be the
applicant’s responsibility to provide any evidence that is requested. This can include;
Evidence of eligibility for all persons named on the application or added to the
application and any of the following will be required as evidence for these persons
current passport, current national identify card, photo driving licence, birth certificate
and/or current benefit award letter dated within the last 3 months. Proof of child
Benefit is required for children.
Affordability assessments will be undertaken on applicants and their households to
determine ability to sustain a tenancy financially. If a tenancy is deemed to be
unaffordable, Select Move Partners are committed to providing information/advice
and sign posting to alternative options to support the applicant/household to obtain
accommodation. The outcome of the affordability assessment will not prevent the
application from being made active, however it may preclude an offer being made.
Evidence from the applicant that they have a local connection to at least one of the
Local Authority areas of Chorley, Preston or South Ribble.
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Obtaining references from the applicant/households current/former landlords.
Requesting information about the applicant/households current or former housing
related debts.
Requesting information about the applicant/households current or previous anti-social
behaviour.
Requesting information about an applicant/households offending history, for example
from the Probation Service further to disclosure about offending.
Undertaking inspections of the current property to ensure that the conditions of the
tenancy are being complied with and the details given on the application form are
correct.
Evidence of successful completion of pre-tenancy training if a request has been
made for the applicant to complete this training.
Until the verification checks have been completed and accepted as satisfactory by a
partner to the scheme an applicant will not be able to register an expression of
interest in a property.
4.2 Child Access
If an applicant has access to children, they will need to provide evidence such as a
copy of an access agreement, court order, custody or residence order or details of
their ex-partner where appropriate. In some areas applicants may only be offered
certain property types to make best use of the available housing stock and any offer
must be an affordable option.
4.3 False or withheld information
It is a criminal offence for any applicant to knowingly give false information or to
withhold information relevant to their application. An offence may be committed if an
applicant knowingly gives false information or knowingly withholds information which
has reasonably been requested at any stage of the application process. An offence is
also committed if the applicant allows a third party to provide false information on his
or her behalf, or at his or her instigation. In these circumstances action may be taken
with regard to the tenancy awarded and/or their application.
4.4 Change of circumstances
Applicants are required to notify a partner immediately of any change in circumstances
– for example:
A change of address for themselves or any person on the application;
Any additional person to be added to the application;
If any member of family or any other person on the application is no longer a party to
the application.
Any other change that might affect eligibility, qualification, banding or effective date.
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Where the applicant has not notified a partner of a change of circumstances and this
would have affected eligibility, qualification, banding or effective date any other partner
will be entitled to:
Withdraw an offer of accommodation
Skip the application during any short listing process
Close the application
Put the application in pending until all relevant information is received.
4.5 Deliberately worsening or changing circumstances
Where an applicant has deliberately worsened or changed their circumstances to gain
additional priority or gain a more favourable effective date or gain eligibility or
qualification, they will be assessed on their circumstances before their situation
changed.
Examples of these circumstances include:
An applicant has moved from suitable accommodation which was reasonable for them
to continue to reside in to accommodation that is less suitable;
An owner –occupier who has unnecessarily transferred their home to another person
within the last five years from the date of their application, unless such transfer was
necessary in order for that person to continue to occupy their home
An applicant who has unnecessarily dispersed, transferred or deprived themselves of
assets or money which could have been used to secure suitable accommodation
within the last five years from the date of their application;
An applicant who has moved family members or other persons into their home from
accommodation suitable for their needs such that the applicant’s home is now
unsuitable.
Priority will not be awarded to applicants who have moved into a property unless there
has been a change in circumstances
4.6 Priority
Priority for accommodation will be awarded in accordance with the following criteria;
Bedroom need. Households whose minimum bedroom need matches the bedroom
size of the property will be prioritised first.
Banding. The Select Move scheme operates with five bands A to E. Band A is the
highest priority and band E being the lowest.
Local connection. Those with a local connection to the local authority area of the
advertised property will be given preference in each band.
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Effective date. An effective date will be used to determine an applicant’s position
within the band after local connection has been taken into account.
Appendix A provides further detail of the shortlisting criteria.
4.7 Determining the Effective Date
The following criteria will be used to determine the effective date;
For a new applicant the effective date will be the date the application is received by a
Select Move partner.
If an applicant is subsequently awarded a higher band priority the banding date will
be the date the higher band priority was awarded.
If an applicant is subsequently awarded a lower band the banding date will be the
date the application was accepted onto the Select Move scheme – i.e. the original
effective date.
If an applicant is given priority because they are moving on from supported housing
the effective date will be the date they moved into the supported housing.
For qualifying and eligible current or former UK service personnel or their spouse or
civil partner who are in urgent housing need (Band A – C) as determined by a local
authority partner, the effective date will be backdated to equal their total period of
service in the UK armed forces (or the service of spouse or civil partner).
Where the applicant becomes homeless unintentionally within 2 years of accepting a
homeless duty private sector tenancy the effective date will be the date of the new
application.
5. Global and local banding categories
Every application is awarded a local and global band, these may differ. The local band
will reflect the priority awarded for housing within the applicant’s local authority area
only. The global band reflects the priority awarded across the partnership. Priority
banding will only be awarded where an applicant’s circumstances are different from
when they took their tenancy.
5.1 The banding scheme
BAND A: Urgent Need Band
Medical/Welfare Grounds

GLOBAL
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•

An immediate life threatening or
progressive condition which is seriously
affected by the current housing and
where re-housing would solve or
alleviate that medical condition or make
it significantly easier to manage.- To be
agreed by a manager
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•

•

•

Care Leavers

GLOBAL

To release an Adapted property
GLOBAL

•

Exceptional need to move,
determined by partners within the
agreed procedures

•

Policy 2018

A member of the household seeking
accommodation cannot be discharged
from
hospital
or
rehabilitation
accommodation until suitable housing
is provided and the household had
settled accommodation
in a Select
Move partner’s area prior to hospital
admission.
A member of the household is elderly,
disabled or has a progressive illness
and is likely to require admission to
hospital or residential/nursing care in
the immediate future and re-housing
would enable that person to remain
living at home. To be agreed by a
manager
The household seeking
accommodation has welfare needs so
severe that the protection of vulnerable
adults or children is only possible if the
household were to move to a new
home and where the present
circumstances could deteriorate to
such an extent as to place household
members at risk, or in need of
residential care unless re-housing is
offered.
Care leavers who are threatened with
homelessness and who will continue to
be supported by their local Leaving
Care Team assessed through the
agreed protocol. Applicants are
awarded this category in accordance
with protocols between the Council’s
Housing and County Council Children
Services Department. An applicant
must be a former relevant child as
defined by the Children Leaving Care
Act 2002. They must have vulnerability
and urgent housing need that is best
met by the provision of long term settled
housing.
Where a partner tenant does not
require a specially adapted property for
disabled use, and there is demand for
its use.
Agreed in exceptional circumstances
due to significant problems associated
with the applicants’ occupation of a
dwelling in the social or private rented
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Domestic Violence/MARAC, Racial,
Homophobic or Transgender
Harassment, witness or child
protection, management transfers

GLOBAL
•

•

•

•

Statutory overcrowded
GLOBAL
Private Sector properties unsanitary or
unfit.

•
•

GLOBAL
•

Policy 2018

sector and there is a high risk to the
tenant or their family’s safety if they
remain in the dwelling/area. For social
housing tenants transfers will be to
properties of the same size and type
where required, but locations or areas
are likely to change. A list of cases that
could qualify is detailed in the policy.
See appendix D.
Emergency need to move due to
exceptional circumstances where there
is high risk to the tenant or family’s
safety if they remain in the
dwelling/area.
Urgent management transfer cases
accepted by a participating landlord or
waiting list cases accepted by a
participating local authority.
Applicants who have been assessed by
the LA as being
owed the
homelessness relief duty and who are
vulnerable as a result of being victims
of violence or harassment
Applicants who have been assessed by
the LA as being unintentionally
homeless and in priority need as a
result of being victims of violence or
harassment
Those that are statutory overcrowded
as defined by the Housing Act 1985
A private sector property either owned
or rented where a statutory notice has
been issued by the Environmental
Health Department that an unfit
property is to be demolished under the
Housing Act 2004
They are a private sector tenant and
the Council has decided that the
property poses a Category 1 hazard
under the Health and Safety Fitness
Rating and the Council are satisfied
that the problem cannot be resolved by
the landlord within 6 months and as a
result continuing to occupy the
accommodation will pose a risk to the
applicant’s health. This includes a
property that has severe damp, major
structural defects including
subsidence, flooding, collapse of the
roof or have living conditions which are
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•

Supported Accommodation

GLOBAL

•

Homeless households owed a full
homeless duty under section 193(2)
or 195(2) Housing Act 1996

a statutory nuisance, and there is no
prospect of the problems being
remedied within a 6 month time period.
Applicants leaving supported
accommodation and have been
assessed by the support provider as
ready for independent living via the
approved route in each partner local
authority and the resulting vacancy can
be used by someone else who needs
the support.
Statutory homeless cases accepted by
local authorities within the scheme.

LOCAL

Band B:
Overcrowded
GLOBAL

Medical mobility cases / Medical
grounds

•

•

GLOBAL

Essential Care

•

LOCAL

•
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An applicant who needs to move due to
severe overcrowding – short by 2 or
more bedrooms in accordance with the
criteria in Appendix A Table 2 .
An applicant who have an urgent need to
move on medical grounds because their
current home is having a severe adverse
effect on the health of a member of the
household. The household includes a
child or young person with a long term
disability or learning difficulty, who needs
to access specialist education or training
facilities and cannot do so from their
present home. Supporting evidence
must be provided.
The household includes a person who
receives/provides or needs to
receive/provide essential long term care
to someone in any part of the Select
Move area and they cannot deliver that
care effectively from their current
location.
Approved foster carers and adopters
who require larger accommodation on
the recommendation of children’s
services.

Page 13

Page 52 of 70

Applicants owed a Prevention or Relief duty
who are engaging with the Local Authority and
their personal housing plan and who are actively
bidding
Applicants owed a prevention or
relief duty – Band B priority to be
awarded by the LA after a 3 month
period with waiting time continued
LOCAL
Applicants who are owed a relief
duty by the LA and are entitled to
accommodation under section 188
of the Housing Act - priority to be
awarded immediately that the
section 188 duty arises with waiting
time continued
LOCAL
Right to Move
Local

•

Applicants that the LA assess are owed
a relief duty and are entitled to temporary
accommodation

•

Existing social tenants needing to move
into the Select Move area for
employment reasons see Appendix E

Band C

Applicants who are owed the
homelessness prevention or relief
duty – priority kept under review for a
3 month period
Hardship and welfare

•

LOCAL
Under Occupying
GLOBAL
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•

Applicants who the LA assess as being
owed the homelessness prevention or
relief duty. Band B to be awarded with
waiting time continued after a 3 month
period with waiting time continued
subject to engagement with the LA and
personal housing plan and actively
bidding on properties
An applicant who needs to move to a
particular locality and otherwise would
suffer significant hardship to themselves
or to a member of their household
A tenant of a partner housing association
under occupying family housing by two or
more bedrooms in accordance with the
criteria in Appendix A Table 2 or
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•

Applicants with dependent children
living in accommodation that lacks
level access
GLOBAL
Applicants living in accommodation
that lacks basic facilities

GLOBAL

Band D
Applicants not assessed as being
owed a reasonable preference but
who meet the partnership positive
community criteria

A tenant of a partner housing association
seeking a move to non-family housing
that will free up a house to enable use by
a family.
• An applicant without ground level access
or in upper floor accommodation who
lives with at least one child under the age
of 5, including pregnant women once
their Mat B1 has been received.
• Applicants without access to any of the
following:
1. Bath or Shower
2. A toilet
3. Cooking facilities
4. Running hot water supplies
Electric/gas needed for essential
activities
Subject to verification by the local authority.

•

An applicant employed or undertaking
training within the borough to which they
are applying.
An applicant that can demonstrate a
contribution to the local community such
as voluntary work. This could be specific
to the area where the work takes place
or could be positive work on an estate.
An applicant with a family connection to
the specific area which is required due to
giving or receiving care or specific
support purposes.

•

GLOBAL
•

Under-Occupancy
GLOBAL
Households Over-Occupying by 1
bedroom.
GLOBAL

E Band
No Housing Need
GLOBAL
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•
•

Partner tenants who are underoccupying
Households over-occupying by 1
bedroom according to the bedroom
standard as detailed in Appendix A
Table 2 regardless of household type or
landlord.

•

•

Applicants that do not qualify for
additional preference but would like to
move to alternative accommodation.
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6. Allocations and lettings
6.1 Quota system
When advertising properties on the Select Move scheme, partners will use the
following quota system:
Band A
Band B
Band C
Band D
Band E

40%
30%
20%
10%
0%

6.2 Advertising
Properties will be advertised as and when notice is received and therefore will be
uploaded at anytime between a Monday and Friday to the website.
Each listed property will have a closing date within which the customers will need to
register their bid.
Large family homes of 4 bedrooms or more including 3 bed parlour homes,
bungalows and newly built homes will be advertised for a minimum of one week
including weekends and bank holidays as will any properties with adaptations.
All other properties advertised on Select Move will be advertised for a minimum of 5
days including weekends and bank holidays.

6.3 Direct matches
A direct match will occur where a property has been identified for a particular
applicant and which has been approved by a senior manager in the partner
organisation making the match.
Direct matches are used in exceptional circumstances for emergency re-housing
such as fire, flood, major incident, urgent major repairs, witness protection, child
protection, serious domestic abuse or other exceptional housing management
reason. Instances of direct matching will be monitored by the Operational Group for
compliance with the shortlisting and offers procedure.
6.4 Numbers of expressions of interest, numbers of offers and other
restrictions

An applicant who has been accepted as statutory homeless by a Local Authority will
receive one suitable offer of accommodation which can be from the social rented or
Policy 2018
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private rented sector as determined by the local authority. If a homeless applicant
refuses one suitable offer of accommodation then the applicant will lose their
reasonable preference banding and will be placed in a lower band to reflect their
housing needs. The Local Authority will have no further legal duty to provide
accommodation. If an applicant wishes to request a review in relation to the suitability
of an offer or their status as a homeless applicant they must make an application to
the relevant local authority.
Applicants awarded band A or band B priority may lose their priority status if they
refuse an offer of accommodation for which they, or their proxy, bid and the property
is considered suitable taking into account:
The size of the property
The physical access to the property and the internal layout
The facilities provided
The location of the property and
It was accurately described on the Select Move advertisement.
Any applicants in band A and band B will have their application reviewed every 10
weeks to ensure that the applicant is expressing an interest on suitable vacancies
advertised. . Where the applicant fails to express an interest their band placement will
be formally reviewed and in appropriate circumstances expressions of interest will be
placed on their behalf. Where priority has been awarded by the Local Authority under
homelessness duties the Local Authority will have the discretion to review the
application weekly. This includes applicants awarded Band C priority by the Local
Authority
6.5 Offers of accommodation
An offer of accommodation can be made by telephone, e-mail or in writing subject to
the contact details on the application form.
It is the responsibility of the applicant to ensure that their personal contact details are
kept up to date and that they notify Select Move of any planned holidays or expected
absences.
If an applicant does not reply to an offer within 2 working days, or 24 hours if the
property is ready to let, the offer will be deemed to be withdrawn. A further attempt will
be made to contact the applicant within 10 working days to determine whether they
wish to remain on the list. If there is still no response, the application will be closed.
If an applicant banded A to C by a Local Authority fails to reply the relevant Local
Authority will be informed in order that further efforts can be made to contact the
applicant.
6.6 Planning restrictions
Planning requirements may restrict which applicants can be considered for a particular
property e.g. must live in a particular area etc. These restrictions will be clearly set out
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in the advertisement by the partner and short listing decisions will be only be made by
the partner in accordance with the requirements of the planning consent.
6.7 Local Lettings Policies
Select Move partners may draw up local lettings policies that are aimed at creating
and maintaining sustainable communities which are: time limited and consulted with
the Local Authority and stakeholders and agreed with the Steering Group.
Applicants may as part of a local lettings plan be required to attend training to
demonstrate their ability to sustain a tenancy. Where training is identified as being
necessary, the applicant will need to successfully complete this training before an offer
of accommodation is confirmed.
Local lettings policies must be formally publicised by the partner implementing the
policy and must also carry out an equality impact assessment.
6.8 High risk ex-offenders
Applicants who are considered by relevant agencies as high risk ex-offenders will be
required to have an appropriate risk assessment with partner or multi agencies
before an offer of accommodation is made. The aim of this risk assessment will be to
ensure that appropriate support and/or supervision is in place before the offer of
accommodation is made. This may mean that restrictions will be placed on the
property type and/or location offered.
6.9 Vulnerable applicants
Each partner is committed to equality of access to the Select Move scheme.
Applicants with special or specific needs and vulnerable applicants will be provided
with appropriate assistance. Any support plans submitted must be agreed with the
relevant partner. Assistance may also include auto bidding, bidding by telephone, or
staff assisted bidding.
A proxy may place bids on the applicant’s behalf with the applicant’s agreement
where a proxy is required or requested.
6.10 Sheltered housing
An applicant for sheltered housing must normally be aged 55 or over or have a need
for sheltered accommodation due to a disability or some other vulnerability. An
assessment of the applicants need for sheltered housing will be undertaken. It is a
condition of all tenancies in sheltered housing schemes that tenants agree to accept
the services offered. Separate charges are made for these services in addition to
the rent. Further details are available from each sheltered scheme.
6.11 Supported accommodation
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There is a range of supported accommodation available in each local authority area.
However apart from older persons accommodation supported accommodation is not
available through Select Move.
An applicant wishing to access supported accommodation should contact their Local
Authority housing options service for more information.
6.12 Care and support needs
If an applicant has high care or support needs and an assessment indicates that they
may have specific requirements Partners may make a referral to Social Services
requesting a needs assessment if there is not already one in place. Select Move will
work with Social Services to allocate accommodation in accordance with an
applicant’s care and support plan, but there may be cases where there will be no
prospect of Select Move partners being able to offer accommodation.
7. Closing applications, Reviews and Complaints
7.1 Closing or cancelling applications
An application will be closed from the housing register in the following
circumstances:
At the request of the applicant.
If the applicant becomes ineligible or no longer qualifies under this policy.
When the applicant has been housed through the scheme.
When a tenant of social housing completes a mutual exchange.
If the applicant fails to respond to a request for further information within 28 working
days.
Where an applicant has refused three reasonable offers within the past 12 months
their application may be closed and will not be allowed to re-apply to the register for
a 6 month period. In this case the applicant will be required to re-register and will
lose their time on the register.
Where an applicant fails to respond to a review of their application.
Where there are reasonable reasons for the applicant failing to make contact or
repeatedly refusing accommodation, or where there is new and relevant information,
an applicant can request to be reinstated on the register. Upon reinstatement their
original banding and effective date will be awarded. Requests to be reinstated on
the register must be made within 3 months of removal.
An applicant whose application has been closed can apply to re- join the register in
which case they will receive a new effective date in accordance with this policy.
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7.2 Annual review of applications
Every application on the register will be reviewed at least annually on the
anniversary of its entry on the register.
7.3 Requesting a Review
An applicant has the right to request a review of any decision made on their
application if they are not satisfied with any decision made, for example the banding
awarded or effective date applied.
The applicant or someone authorised to act on their behalf must notify in writing the
Select Move partner dealing with their application within 28 days of the date on
which the applicant is notified of the decision. The notification must set out the
grounds for the review. The relevant local authority will deal with any decisions
about homelessness duty or housing options.
The review will be carried out by a member of staff of the partner organisation
dealing with the applicant who is senior to the person who made the original
decision. The review will exclude any staff that may have had any influence or
involvement in the original decision. The applicant will be given the opportunity to
submit any further information that they may want the reviewing officer to consider.
The applicant will also be informed of the right to make oral representations as well
as written representations.
The review is a reconsideration of the case and is not limited to the facts at the date
of the original decision and will be made on the relevant information available at the
time of the review. In addition to any information provided by the applicant, the
reviewing officer may ask for further information that is reasonably required to make
a decision. The merits of each case will be considered on an individual basis.
Select Move partners’ will aim to complete all reviews within 28 days of receiving all
relevant unless a longer period has been agreed with the applicant. If the reviewing
officer decides that there is deficiency or irregularity in the original decision, or the
manner in which it was made, but still decides to make a decision which is against
the interests of the applicant on one or more issues, the reviewing officer shall notify
the applicant (a) that the reviewer is so minded and the reasons why; and (b) that the
applicant, or someone acting on his behalf, may make representations to the
reviewer orally or in writing or both. The applicant will be informed of the outcome in
writing. If the original decision is upheld, the applicant will be informed of the
reasons for this decision. Where a decision has been made in line with Select Move’s
policies and procedures, applicants may not have the right to invoke a partner’s complaints
policy to challenge the decision again.

Local Government Ombudsman (LGO)
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The LGO is an independent organisation which considers complaints about how a
local authority has dealt with an application or request for a service for example how
the authority discharges its homelessness duty under the allocation scheme.
The LGO website is www.lgo.org.uk
The LGO address is
PO Box 4471, Coventry, CV4 0EH
The Housing Ombudsman (HO)
The HO is an independent organisation which considers complaints about how a
housing association dealt with an application or request for a service for example
mutual exchanges or transfers.
The HO website is www.housing-ombudsman.org.uk
The HO address is
81 Aldwych, London, WC2B 4HN
The HO website provides advice about which service applicants should contact
according to the type of complaint they have.

Appendix A
Shortlisting Criteria
When short listing those applicants who have expressed an interest in a property
advertised on the Select Move scheme the following criteria will be followed:
Table 1
1. Bedroom Need

The overriding criteria which will be used
to shortlist applicants who have
expressed an interest in a property whose
minimum bedroom need matches the
number of bedrooms in the property.
An applicant whose minimum need is
higher than the number of bedrooms in a
property will not be able to bid on the
property as they would be overoccupying.
Applicants who are assessed as being
able to manage in smaller properties will
have their bedroom need over ridden
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providing this does not go over the space
standard.
Applicants/households that have a desire
to live in a larger home will be allowed to
bid on a larger property providing they can
demonstrate that they are financially able
to sustain the larger home.
These
applicants/households will be shortlisted
below applicants that have the actual
bedroom need requirement.

2. Banding

3. Connection to Local Authority

For applicants with a lower than minimum
bedroom need please see the foot of this
table
Properties will be advertised in housing
need bands in accordance with the quotas
in the allocations policy.
An applicant who bids will be given priority
if they are awarded the band that the
property is advertised in (subject to
matching bedroom criteria). An applicant
not in the band the property is advertised
in will be considered in descending order
starting with the highest band the property
was not advertised in with A being the
highest and E being the lowest. For
example for a property advertised in band
B, Applicant with B band would be
prioritised followed by A, C, D and E
bands.
Priority of an applicant within each band
will be given first to applicants who have a
local connection to the local authority
where the advertised property is located.
This applies to all bands and subcategories.
An applicant without a connection to the
local authority in which the property is
advertised, but has a connection to at
least one of the other Select Move local
authorities with then be short listed.
It is possible for an applicant to have a
local connection to more than one local
authority.
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4. Effective Banding Date

Within each band and after taking into
account local connection, an applicant will
be short listed in order of the earliest
effective banding date.

In certain circumstances the effective
banding date may precede the application
date.
Each property shortlist will follow the above procedure for each applicant with a
matching bedroom need. The process will then be repeated for each applicant who
will be under-occupying with the closest bedroom requirement.
Applicants who have the assessed need for a larger property will always be
considered before those that have been financially approved for a larger property.
Although under-occupying applicants will be short listed under no circumstances is
there any obligation on a partner to offer a property to an applicant who will underoccupy as this is not effective use of housing stock. An applicant who would be
under occupying a property would only be offered the property if they can
demonstrate it is economically viable.
An applicant deemed to be under-occupying will be required to sign a disclaimer
acknowledging that housing benefit (or equivalent state benefit) may not cover the
full housing cost of their property. All applicants will need to demonstrate their
ability to sustain a tenancy.
In determining the minimum bedroom need the following criteria will be taken into
account:
Table 2
Single people
couples

Families

and One bedroom accommodation need unless any of the
following apply:
• The need for an additional bedroom for a carer as
provided by the Welfare Reform Act 2012 and
regulations made thereunder.
• Proof of pregnancy is provided by MatB1
• One bedroom for the applicant including his or her
partner.
• One bedroom for each member of the household
over the age of 16. A couple will be allocated one
bedroom.
• One bedroom for up to 2 children of the same sex
up to the age of 16.
• One bedroom for up to 2 children of different sexes
up to the age of 10

Open Market Property and ‘Immediately Available Home’ adverts will only be used
once the property has been through one full advertising cycle. Where the same type
of property in the same area has been advertised within the last month and not be let
then these properties may be advertised instantly in the Immediately Available Homes
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section of the website.. These properties will then be allocated outside of the Select
Move shortlisting criteria, allowing for any eligible applicant to be successful regardless
of their position on the shortlist.

Appendix B
Data Protection
The Select Move Scheme and its partners will make every effort to keep information
provided by applicants safe and confidential. They will comply with all policies on data
protection. The Data Protection Act 1998 provides an applicant with the right to request
a copy of their records held on the Select Move allocations system. An applicant
wishing to see and receive a copy of their records should make a written request to
the partner responsible for registering their application.
All information received relating to an application will be treated as confidential. The
Data Protection Act 1998 prevents the disclosure of any such information to any other
person without the applicants consent.
Information may be shared about the individual and their history irrespective of
whether their consent has been obtained in exceptional circumstances, which will
include:•
•
•
•

in accordance with the provisions of the Crime and Disorder Act 1998
(section 115)
For the purposes of the prevention or detection of a crime
Where there is a serious threat to the applicant or a third party including staff
or contractors of a partner or any other organisation.
Where information is relevant to the management or support duties of the
proposed landlord or support organisation to ensure the health and safety
of the applicant, a member of his or her household, or a member of staff

Any application that has a cancelled, closed or suspended status for 6 years will be
archived off the system, likewise any attachment to a live application will also be
archived after 6 years..
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Appendix C
Allocations – Maintaining Standards of Probity
Section 122 of the Housing and Regeneration Act 2008 restricts the making of a gift,
and the payment of a dividend and bonus, by a non-profit registered provider toa.

A member or former member of the registered provider

b.

A member of the family of a member or former member

c.

A company which has as a director a person within paragraph (a) or (b).

To ensure compliance with the Act and in accordance with best practice in the
granting of tenancies all applicants are asked to disclose any relationship that exists
between them and members or employees of the partners to the Select Move
scheme.
Each partner housing association shall have in place a policy to ensure that the
allocation of properties to board members and employees (or their immediate
families) is dealt with in a fair and transparent manner and in accordance with the
Select Move policy.
Each local authority partner shall assess in the normal way any application for
housing from local authority member or employees (or their immediate families) but
registration, eligibility, the assessment of housing need and any offer of
accommodation shall be approved by a senior manager within the local authority.
Family member
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A family member is not defined in the Act and the Select Move partnership considers
that someone’s husband, wife, partner, parents, grandparents, children,
grandchildren, brothers; sisters would be included and that similar relations by
marriage or other partnership would also count as a family member. This should not
be confused with the definition of close family members as detailed in the local
connection provisions for qualification to join the register.

Appendix D
Domestic Abuse
The applicant will be awarded Band A priority due to domestic abuse where it can be
assessed that they are in imminent danger if they remain at their address. The
assessment will be undertaken through the Multi Agency Risk Assessment
Conference (MARAC) process or relevant Select Move partner in conjunction with
appropriate support agencies.
Band A will not be awarded where:
•
•

The perpetrator is included on the application form
The applicant is requesting a move to an area which is near to where the
alleged perpetrator is living or where the alleged perpetrator has close family
networks.

Band A priority awarded will be time limited and reviewed by the partner organisation
that awarded the priority on a regular basis. Priority will be removed where:
•
•
•

The need for an immediate or urgent move is no longer there;
Suitable vacancies arise and the applicant does not bid;
A suitable offer has been made and refused.

Where the applicant is a tenant of a partner organisation and the partner organisation
has suitable properties in the areas requested by the applicant then Band A priority
will not be awarded. In these cases the partner organisation will arrange a ‘direct
match’ of the applicant to the property.
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.
Appendix E
Right to Move – Statutory guidance on social housing allocations for local housing
authorities in England
An existing social housing tenant (living outside the Select Move area) will not be
disqualified on the grounds of no local connection if they: have reasonable
preference under s166(3)(e) because of a need to move to the districts of Chorley,
Preston or South Ribble to avoid hardship, and need to move because the tenant
works in the districts of Chorley, Preston or South Ribble or need to move to take up
an offer of work in the districts of Chorley, Preston or South Ribble.
If the criteria above are met then the applicant will be awarded local band B to the
relevant district for:
“An applicant who needs to move to a particular locality and otherwise would suffer
significant hardship to themselves or a member of their household and where a
financial assessment into that hardship has been undertaken”.
Whether or not the applicant meets the above criteria isn’t solely determined by the
need to move for work, but that it would cause them hardship if they were able to do
so.
Definition of Work
•

Work should be a permanent contract or one with a minimum term of 12
months.
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•

Work should be of 16 or more hours a week (unless it can be demonstrated
that the earnings are substantial).

•

Work should not be voluntary.

•

Work can include apprenticeships.

•

The relevant district should be the main place of work.

•

In the case of self-employed tenants, work should be regular as opposed to
intermittent

Distance, time and travel costs
When determining hardship, the time taken to travel to work and the cost of the
travel should be taken into account. The Select Move partnership considers the
following criteria could suggest hardship:
Travel time to get to work is in excess of an hour each way (personal or public
depending on circumstances). Travel costs are more than £15 per day or 25% of net
income from the employment. There is no transport available at all.
Other factors
These factors are all considered on a case by case basis as to whether hardship
would be faced by the applicant if they could not move:
•

Would failure to move mean the applicant would lose an opportunity to gain a
better job/promotion, an apprenticeship, increase hours/pay or move from
unemployment to employment.

•

If the nature of work likely to be available closer to the applicant’s home.

•

Personal factors including care responsibilities and medical conditions
affected by the tenant not being able to move closer to work.

•

Any other situation where hardship would be demonstrable if the tenant could
not move.

Discretion
Every application will be dealt with on a case by case basis allowing all
circumstances and variables to be considered.
Proof of Work
A combination of the following can used as to prove that work or a job offer is
genuine:
•

Contract of employment (particularly if stating main place of work).
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•

Wage slips showing hours worked (particularly if zero hours contract) but they
are unlikely to evidence the location of work.

•

A letter offering employment (it is likely that the employer will be contacted to
confirm acceptance).

•

A letter from an employer to prove the work and location.

Right to Move Quota
1% of a Partner Landlords lets will be prioritised for Right to Move applicants based
on the total of the previous year’s lettings by the landlord in each district. The
number of Right to Move lets will be rounded up to the nearest whole figure, and
prioritised for Band B with the advert stating that ‘applicants from outside the Select
Move area who need to move for work and have been awarded Band B for Hardship
will be prioritised’. The quota level will be reviewed annually based on demand.

Appendix F
SELECT MOVE
OPEN PROPERTY REGISTER POLICY

1.

Select Move is the choice based lettings system for Preston, South Ribble and
Chorley. Members of the Select Move Partnership let 75% of their properties for rent
through the Select Move scheme.
Aims of Policy

2.

The aims of this policy are to:

a)

ensure that partners can let properties for which there is no demand from ‘non
qualifying’ Select Move applicants;

b)

provide non qualifying applicants with clarity as to how properties are allocated under
the Open Property Register (OPR).

3.

Applicants on the OPR will be free to bid on all properties advertised on Select Move
and which are designated by partners as open to OPR applicants but will only be
considered if the property attracts no bids from suitable qualifying applicants and is
deemed to be suitable for OPR applicants by the advertising partner.

4.

The advertising partner will be responsible for agreeing with the relevant local
authority those properties that shall be advertised to OPR bids and those which shall
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not, e.g. properties subject to a s106 agreement specifying a local connection.
Unless otherwise agreed with the local authority, the partner shall be free to allocate
the property using whatever criteria they deem appropriate subject to:
a)

fulfilling their own charitable objectives;

b)

complying with relevant legislation;

c)

including details of the property in an annual report to the Select Move Partnership
and the relevant local authority detailing all properties let to OPR applicants.

5.

The Partnership will also monitor the letting via the OPR through the production of
quarterly monitoring reports.
Equality

6.

The partners are committed to equality of opportunity and anti-discrimination and to
promoting social inclusion and will endeavour to ensure that everyone has an equal
opportunity to access the OPR.

7.

Persons who apply to the Select Move register and who do not meet the qualifying
criteria for Select Move under sections 2’ 3 and 4 of the Select Move policy shall be
registered on the Open Property Register (OPR) for “low demand” properties except
that an applicant will not be considered if the applicant or anyone included on their
application has :

a)

engaged in anti-social behaviour such that action has been or could have been taken
against them, e.g. injunction, ASBO, demotion order, possession order;

b)

been convicted of a serious offence that has not been spent and is likely to pose a
threat or risk to any partner of the scheme, tenants, local community or staff;

c)

housing related debt of £1,000.01 or more such as rent arrears or sundry debts,
including debts to a private landlord. However once the debt has been reduced to
£1,000.00 the applicant can re-apply;

d)

housing related debt of £1,000.00 or less and have not made and/or maintained a
repayment plan for a minimum of six months;

e)

failed the habitual residence test and has insufficient funds otherwise to maintain a
tenancy;

f)

care and support needs that, having been assessed by a partner organisation,
cannot be met through the provision of sheltered or general needs accommodation;

g)

previously been evicted by a Select Move partner and are still considered a risk to
the landlord.

7.

References for an OPR applicant will normally only be taken up at the point of an
offer of accommodation. Acceptance onto the OPR does not mean, and shall not be
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taken to imply, that an applicant on the OPR shall be entitled to receive an offer of
accommodation.
False Or Withheld Information

8.

It is a criminal offence for any applicant to knowingly or recklessly give false
information or to withhold information relevant to their application. An offence may be
committed if an applicant knowingly or recklessly gives false information or withholds
such information which has reasonably been requested on the housing application
form or otherwise by the partner organisation. An offence is also committed if the
applicant allows a third party to provide false information on his or her behalf, or at
his or her instigation. In these circumstances the partner organisation may seek to
repossess the property from the applicant.
Review of Policy

9.

This policy shall be reviewed at least annually.

Appendix G
Legal Framework
In addition to ensuring the allocation policy meets the duties imposed under the
Housing Act 1996, there are several statutes and codes of practice that the policy
has to remain compatible with. These include
The Human Rights Act 1998
Data Protection Act 1998
Freedom of Information Act 2000
The Equality Act 2010
Children Act 1989
Crime & Disorder Act 1998
Homelessness Act 2002
Equality and Human Rights Commission (Code of Practice on Racial Equality
in Housing – September 2006)
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Executive summary
The United Kingdom has a bright future. The fundamental strengths of the UK economy will
support growth in the long term as the UK forges a new relationship with the European Union
(EU). The Budget prepares for that: supporting families and business in the near term; setting a
path to a prosperous, more open Britain; and building an economy that is fit for the future. It
demonstrates the government’s commitment to a balanced approach to managing the public
finances and supporting key public services. By investing in the future, the Budget will ensure
that every generation can look forward to a better standard of living than the one before and
ensures young people have the skills they need to get on in life. It backs the innovators who
deliver growth, helps businesses to create better, higher paid jobs and builds the homes the
country needs.
The Budget sets out actions the government will take to:

•

support more housebuilding, raising housing supply by the end of this Parliament to its
highest level since 1970, to make homes more affordable in the long term and help those
who aspire to homeownership

•

prepare for exiting the EU and ensure a smooth transition by setting aside an additional
£3 billion for government

•

establish the UK as a world leader in new technologies such as artificial intelligence (AI),
immersive technology, driverless cars, life sciences and FinTech

•

give everyone the skills to succeed in the modern economy and get better paid jobs

•

expand the National Productivity Investment Fund (NPIF) to support innovation, upgrade
the UK’s infrastructure and underpin the government’s modern Industrial Strategy

•

invest over £6.3 billion of new funding for the NHS to improve A&E services, reducing
waiting times and improving performance for treatment after referral, and to transform and
integrate patient care

•

provide more support in the short term for households, reducing costs of living, and
boosting wages for the low paid through the National Living Wage (NLW)

Economic context
The UK economy has shown its resilience, with solid growth over the past year and further
increases in the number of people with a job. Gross domestic product (GDP) grew 1.5% in the
year to the third quarter of 2017, employment remains near the record high set earlier this year
and unemployment is at its lowest rate since 1975.
The Office for Budget Responsibility (OBR) now expects to see slower GDP growth over the
forecast period, mainly reflecting a change in its forecast for productivity growth. It has revised
down its forecast for GDP growth by 0.5 percentage points to 1.5% in 2017, then growth slows
in 2018 and 2019, before rising to 1.6% in 2022.
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Box 5.1: Housing supply and productivity
Increasing the supply of housing in the right places brings productivity gains. It supports flexible and
responsive labour markets, enabling people to work where they are most productive, and allows
successful towns and cities to become even more productive by realising agglomeration economies.
Expanding the stock of housing in urban areas can lead to agglomeration benefits where it increases
the density of economic activity. Studies find larger cities boost productivity: doubling a city size or
density increases productivity by 3 to 8%.5
Increasing housing supply guards against macroeconomic instability. House prices tend to rise faster
in environments with lower responsiveness of new housing supply. Cross-country studies show that
lower house price variability is associated with lower variability in inflation, interest rates and real
incomes.6

Planning for more homes
5.6 The planning system needs reform to boost the availability of land in the right places for
homes, and to ensure that better use is made of underused land in towns and cities. The Budget
builds on the reforms in the Housing White Paper. The Budget confirms the government’s
commitment to maintain the existing protections for the Green Belt.
5.7 Deallocating sites from plans – The government will consult on strengthening policy to
be clear that allocated land should be taken out of a plan if there is no prospect of a planning
application being made.
5.8 Intervention where there is a failure to progress Local Plans – DCLG has begun the
formal process of considering intervention in 15 areas where the local authority has failed to put
an up-to-date plan in place. The government will shortly activate powers that will enable it to
direct local planning authorities to produce joint statutory plans and undertake an assessment of
where they should be used.
5.9 First-time buyer led developments – The government will consult on a new policy
whereby local authorities will be expected to permission land outside their plan on the condition
that a high proportion of the homes are offered for discounted sale for first-time buyers, or for
affordable rent. This will exclude land in the Green Belt.
5.10 Increasing housing density in urban areas – To ensure that our brownfield and scarce
urban land is used as efficiently as possible, the government will consult on introducing:

•

minimum densities for housing development in city centres and around transport hubs,
with greater support for the use of compulsory purchase powers for site assembly

•

policy changes to support the conversion of empty space above high street shops

•

policy changes to make it easier to convert retail and employment land into housing

•

a permitted development right to allow commercial buildings to be demolished and
replaced with homes

6
7
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‘Evidence on the nature and sources of agglomeration economies, Rosenthal and Strange’, 2004
‘Real house prices in OECD countries: The role of demand shocks and structural policy factors’, Andrews. D, 2010
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Ensuring that planning permissions are built out faster
5.11 The government is determined to ensure that land released for housing is put to the best
use. It will consult on:

•

strengthening the Housing Delivery Test with tougher consequences where planned
homes are not being built, by setting the threshold at which the presumption in favour of
development applies at 75% of housing delivery by 2020

•

expecting local authorities to bring forward 20% of their housing supply as small
sites. This will speed up the building of new homes and supports the government’s wider
ambition to increase competition in the house building market

•

speeding up the development process by removing the exemptions from the deemed
discharge rules. This will get builders on site more quickly, ensuring that development is not
held back by delays in discharging planning conditions

5.12 Review of build out – The government will set up a review panel, chaired by Sir Oliver
Letwin, to explain the significant gap between housing completions and the amount of land
allocated or permissioned, and make recommendations for closing it. The review will provide an
interim report in time for Spring Statement 2018 and a full report at Budget 2018.
5.13 Register of planning permissions – The government will develop a central register
of residential planning permissions from local authorities to improve information on where
permissions are held and progress towards them being built out.

Developer contributions
5.14 Land value uplift – In this year’s Housing White Paper, the government committed
to respond to the CIL Review. DCLG will launch a consultation with detailed proposals on the
following measures:

•

removing restriction of Section 106 pooling towards a single piece of infrastructure
where the local authority has adopted CIL, in certain circumstances such as where the
authority is in a low viability area or where significant development is planned on several
large strategic sites.8 This will avoid the unnecessary complexity that pooling restrictions
can generate

•

speeding up the process of setting and revising CIL to make it easier to respond to
changes to the market. This will include allowing a more proportionate approach than the
requirement for two stages of consultation and providing greater clarity on the appropriate
evidence base. This will enable areas to implement a CIL more quickly, making it easier to
set a higher ‘zonal CIL’ in areas of high land value uplift, for example around stations

•

allowing authorities to set rates which better reflect the uplift in land values
between a proposed and existing use. Rather than setting a flat rate for all
development of the same type (residential, commercial, etc.), local authorities will have
the option of a different rate for different changes in land use (agricultural to residential,
commercial to residential, industrial to residential). All the protections for viability from CIL,
such as the Examination in Public, will be retained

•

changing indexation of CIL rates to house price inflation, rather than build costs.
This will reduce the need for authorities to revise charging schedules. This will ensure
CIL rates keep up with general housing price inflation and if prices fall, rates will fall too,
avoiding viability issues

Section 106 agreements are legal agreements between local authorities and developers. They are a mechanism which makes a development proposal
acceptable in planning terms, which would not otherwise be acceptable. Section 106 agreements provide site specific mitigations.

8
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Appendix AG5
Government response to the draft revised National Planning
Policy Framework consultation extract (July 2018)

Government response to the draft revised
National Planning Policy Framework
consultation
A summary of consultation responses and the Government’s
view on the way forward
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Question 13
Do you agree with the new policy on exception sites for entry-level homes?
Question 13 response
There were 851 responses to this question. Over a quarter (28%) of respondents agreed
with this proposal, about a third (33%) were not sure and over a third (39%) disagreed with
it. Points raised include:
•

There was considerable support (62%) from private sector organisations for the
proposals in ensuring that the housing needs of first time buyers (or those looking
to rent their first home) are catered for within the housing market.

•

Local authorities showed minimal support (19%) for the proposal, with most
comments focusing on locating sites outside of existing settlements, the potential
for undermining local plans, inhibiting integration and the lack of transport
infrastructure or facilities.

•

Respondents in most groups expressed concerns about the potential for the policy
to undermine rural exception sites, which supports in perpetuity housing and local
need. Concerns were raised about the proportion of market housing allowed on
entry-level exception sites and the potential reduction in affordable homes
delivered, by making entry-level exception sites more attractive to developers than
rural exception sites.

Government response
The Government is committed to supporting those looking to rent or buy their first home,
and the entry-level exception sites policy is a key tool to support this ambition. Having
considered the responses, we intend to proceed with the policy, but with adjustments to
make clear that the sites should offer affordable housing, to apply a limit on the overall size
of the sites, and to exempt National Parks, Areas of Outstanding Natural Beauty and
Green Belts (given the wider limitations on the scale of development permissible in these
areas). We will also monitor the impact of entry-level exception sites in rural areas. The
new policy is at paragraph 71 of the Framework.
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PLANNING AND COMPULSORY PURCHASE ACT 2004 (AS AMENDED)
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REPORT ON THE EXAMINATION INTO EASTLEIGH BOROUGH COUNCIL’S
EASTLEIGH BOROUGH LOCAL PLAN 2011 - 2029
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Examination hearings held between 10 and 13 November 2014
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Abbreviations Used in this Report
HMA
HRA
DPA
LDS
LHA
PRS
ONS
PUSH
SA
SCI
SCS
SHLAA
SHMA
UPC

Housing Market Area
Habitat Regulations Assessment
Dwellings per annum
Local Development Scheme
Local housing allowance
Private rented sector
Office for National Statistics
Partnership for Urban South Hampshire
Sustainability Appraisal
Statement of Community Involvement
Sustainable Community Strategy
Strategic Housing Land Availability Assessment
Strategic Housing Market Assessment
Unattributable Population Change
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Eastleigh Borough Local Plan, Inspector’s Report February 2015

Non-Technical Summary
This report concludes that the Eastleigh Borough Local Plan has a number of
shortcomings in relation to housing need, the identified housing requirement and
housing supply which are sufficient on their own to recommend non-adoption of
the Plan.
I have found that the Council has not recognised the full extent of affordable
housing need in the Borough and, as a consequence, has not considered all
options to seek to better address that need. There are also market signals which
indicate that some additional market housing is required in any case. The five
year land supply position is inadequate, even for the housing requirement
identified in the submitted plan, because a 20% buffer is required and the overall
supply position is tight, with no flexibility to respond to changing circumstances.
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Eastleigh Borough Local Plan, Inspector’s Report February 2015

Introduction
1.

This report contains my assessment of the Eastleigh Borough Local Plan 20112029 in terms of Section 20(5) of the Planning & Compulsory Purchase Act
2004 (as amended). It considers whether the Plan is sound and whether it is
compliant with the legal requirements. The National Planning Policy
Framework (the Framework, paragraph 182) makes clear that to be sound, a
local plan should be positively prepared; justified; effective and consistent
with national policy.

2.

The starting point for the examination is the assumption that the local
authority has submitted what it considers to be a sound plan. The basis for
my Examination is the draft plan submitted in July 2014 which is the same as
the document published for consultation in February 2014.

3.

This report addresses only the most significant issues arising from the
hearings held in November 2014. Those hearings primarily considered
matters relating to housing and employment needs, the Plan’s requirements
for the provision of housing and employment land and housing delivery and
supply. Following those hearings, I published Preliminary Conclusions
(Examination Document, ID/4) 26 November 2014 in which I identified a
number of shortcomings relating to the identification of housing needs, the
housing requirement and land supply. The Council raised various questions of
clarification on those conclusions (EBC/10) which I addressed in ID/6,
although this did not change my reasoning in my Preliminary Conclusions.

4.

Given the shortcomings I had identified in my Preliminary Conclusions I
decided that it was not a cost-effective or efficient use of all parties’ time to
continue with further hearings which had been planned for January/February
2015, which would have considered site-specific allocations, amongst other
matters. I had further exchanges with the Council about whether the
Examination could be suspended for further work or should be stopped at this
stage (EBC/11 and /12 and ID/7 and /8). Eastleigh Borough Council decided
on 18th December 2014 that, among other matters, work should begin on a
new local plan for the period 2011-2036 and that I be requested to submit my
report on the Examination to date. That request was made by the letter of
22 December 2014 (EBC/13).

5.

This report is produced in response to the Council’s request. It incorporates
the greater part of my Preliminary Conclusions so far as relevant in relation to
housing needs, the requirement and supply. The report does not change the
reasoning previously set out and I have made only minor amendments and
corrections to the previous text for clarity and to reflect the passage of time. I
do not reproduce in this report the previous discussion of possible ways
forward, since that is no longer relevant. Reflecting its chosen way forward
and the difficulties of making potentially significant changes to the submitted
Plan, the Council has, rightly, not made a request for me to recommend
modifications to remedy the Plan’s deficiencies and thus my report is confined
to recommending non-adoption of the Plan.

6.

Following the November hearings I also issued some conclusions and
comments on a few other, less significant, matters (Post Hearing Note 3 -
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Other Matters ID/5). The problems I identified in that Note appeared capable
of being addressed by modifications without requiring substantial further work.
Other than in relation to the Habitat Regulations (see below) I do not refer to
these other matters further in this report as they do not relate to main issues I
am addressing here.

Assessment of Soundness
Main Issues
7.

Taking account of all matters discussed at the hearings in November 2014 and
all relevant related representations and written evidence I have identified two
main issues on which I have assessed the soundness of the Plan.

Issue 1 – Whether the plan makes adequate provision for housing and
economic growth
Derivation of the housing requirement in the Plan
8.

The Framework (paragraphs 47 and 159) requires Councils to assess their
area's housing needs and to meet those needs in full in their local plans.
Those needs should be established by a Strategic Housing Market Assessment
(SHMA) based on an objective assessment of housing needs involving
neighbouring authorities where housing market areas (HMA) cross
administrative boundaries. The only provision in the Framework (paragraph
14) for not fully meeting needs is if any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits or the specific policies in
the Framework which indicate that development should be restricted.

9.

This Local Plan has a protracted history with the original draft plan being
published three years ago. Since then there have been significant changes in
the planning context: publication of the Partnership for Urban South
Hampshire (PUSH) South Hampshire Strategy 2012; publication of the
Framework; and revocation of the South East Plan. The submitted Plan
proposes in policy S2 a minimum of 10,140 new dwellings in the plan period of
2011 - 2029 which equates to 564 dwelling per annum (dpa). How this figure
has been derived and justified is summarised in the Housing Background
Paper EBC/H1 (July 2014) and in the Sustainability Appraisal EBC/G2 (10.2.3 10.2.9). The figure of 10,140 is derived from the apportionment made to
Eastleigh Borough in the PUSH SHS 2012, increased by 5%. The South
Hampshire Strategy was not based on an objective assessment of housing
need in an up to date SHMA and thus, whilst reflecting a positive co-operative
approach by all authorities in the sub-region, was not compliant with the
Framework.

10. Irrespective of how the 10,140 was originally derived, I consider that the
relevant test now is whether, in practice, in the light of all the evidence
available it meets the requirements of the Framework. The Council's position is
somewhat ambiguous as to whether it considers there is an objective
assessment appropriate for Eastleigh Borough to inform this Plan.
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The PUSH SHMA and PUSH Strategy
11. The South Hampshire Strategic Housing Market Assessment (SHMA) January
2014 (EBC/H4A) was published just before the publication of the presubmission Plan. It was produced on behalf of all the PUSH authorities in the
South Hampshire sub-region and covers needs in the period 2011-2036. It
identifies two HMAs within the PUSH area. Eastleigh Borough is wholly within
the Southampton HMA. I have seen no evidence to justify a different
definition of an HMA for Eastleigh. The SHMA includes nine different
projections to explore objectively assessed needs. Some, such as zero net
migration or zero employment growth are so at odds with Framework as to not
be worth putting forward, but they have not been used to determine the
recommended outcome. I note that many local residents support much lower
projections of housing need, but these would not be consistent with national
policy.
12. In relation to household/population projections, the methodology used in the
SHMA is not fundamentally criticised. Its conclusion is that needs amount to
2,115 dpa in the Portsmouth HMA and 2,045 in the Southampton HMA
(11.24). Appendices to the SHMA set out all nine projections individually for
the local authorities (or parts thereof) within the PUSH area. For Eastleigh
Borough, applying the report’s recommended projection at a Borough level
amounts to 615 dpa (SHMA, Appendix U, Table 19). This equates to 11,070
dwellings for the Local Plan period to 2029 (EBC/H1 paragraph 4.68), 930
more than the Plan proposes.
13. The SHMA focuses on assessing needs on the basis of the two identified HMAs.
This is consistent with the approach to preparing SHMAs in the Framework.
However, to progress a local plan a Council needs to determine the needs
within its area. The SHMA states that the figures it provides for individual
Boroughs should be used with caution. The Council highlights this cautionary
approach in resisting the use of the 615 dpa figure referred to above in
determining its housing need/requirement. However, there needs to be some
basis to do so and, in my view, the PUSH SHMA and the JGC Study (see
below) provide a reasonable starting point. If the Council considered that the
Borough-based assessments were fundamentally inadequate then it should
have withdrawn this Plan and undertaken what further work it considered
necessary.
14. The Council see the PUSH Spatial Strategies as the tool to derive the
requirements for each Borough in a manner which meets the Duty to Cooperate. But as I have already noted, the 2012 Strategy was not based on an
objective assessment of need compliant with the Framework, which weakens
its suitability for this purpose. The PUSH authorities have agreed a
programme of work to prepare a new PUSH Spatial Strategy. This envisages
public consultation on options in summer 2015 and consultation on a final
strategy early in 2016.
15. The Borough Council see this new Strategy as the appropriate means to
address the spatial response to the PUSH SHMA 2014 and to determine
housing needs and requirements at a Borough level. Accordingly, it has
already included in its Local Development Scheme (LDS) a review of the Local
Plan to be published in 2016 to respond to the new Strategy. This intention
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shows a commendable commitment to co-operative working in the future. I
recognise that a planned review can be a relevant consideration in assessing
the soundness of a plan. However, the planned review is at least two years
away and the timetable for the finalisation of the new PUSH Strategy could
easily slip, given the number of authorities involved and the complex and
potentially controversial issues it needs to address. Similarly, the long
gestation period of the current Local Plan inevitably raises uncertainty over the
Council's ability to deliver a review so tightly aligned to the finalisation of the
new PUSH Strategy.
16. Accordingly, I consider that for the short/medium term at least, this Local Plan
should seek to meet the expectations of the Framework and any significant
shortcomings should be addressed now and not be postponed to the review. A
planned review cannot make an unsound plan sound.
17. The Council estimates (EBC/H1 Table 5.1) that existing local plans covering
the Southampton HMA are proposing to deliver nearly enough housing to meet
the SHMA's recommended need for the period 2011-2026, with a shortfall
averaging 50 dpa (750 dwellings overall). Of the Councils covering at least
part of this area, only Test Valley has not got an adopted plan in place for this
period. Southampton City is the largest single provider of housing within the
HMA and Eastleigh Borough is second. The contributions from the other
authorities are much smaller, reflecting that only parts of those authorities are
in the PUSH area and the Southampton HMA. The current shortfall estimated
by the Council for the Portsmouth HMA is much greater at nearly 500 dpa
(EBC/H1 Table 5.2).
18. No Councils within PUSH object to the scale of housing provision proposed in
this Local Plan and none have requested Eastleigh Borough to accommodate
any of their housing needs. In this context, I do not see the Duty to Cooperate as requiring Eastleigh Borough to anticipate whether or not other
authorities in PUSH will be able to meet their housing needs. To do so would
involve drawing conclusions about the ability of those authorities to deliver
housing which neither the Council nor I are in a position to do. Such
assumptions would not reflect a co-operative approach.
19. It is a legitimate role for the PUSH strategy, as an expression of the Duty to
Co-operate, to assign all unmet needs within the HMA beyond 2026 and, if
required, between the 2 HMAs. Provided that a new PUSH Strategy is finalised
in 2016 there would be sufficient time for all plan reviews to roll forward
provision on the agreed basis from 2026. The difficulty is with the modest
shortfall emerging in the short/medium term, as the timing of the PUSH
Strategy and subsequent reviews of plans will unacceptably delay that shortfall
being addressed. I consider this further below after considering the JGC
Study.
20. The PUSH authorities clearly have the structure in place and a commitment to
working together in the future as they have done in the past. The PUSH
structure and the work it has produced and intends to produce demonstrate an
admirable co-operative approach. But the process is time-consuming and
there is a danger of building-in delay to local plans. This is why it is essential
that this Plan responds as fully as possible to the identified needs of Eastleigh
Borough.
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The JGC Study
21. Subsequent to the publication of the Local Plan and the PUSH SHMA, the
Council commissioned further work on population projections - the JGC Study
An Analysis of Objectively Assessed Needs in the light of the 2012 based Subnational Population Projections (EBC/H1A) June 2014. As its name implies,
this took account of the recent publication of the 2012- based SNPP which
were not available for the PUSH SMHA. The JGC Study produces a new
household projection for Eastleigh Borough and the Southampton HMA. Fig
8.3 shows a need for 549 dpa for Eastleigh Borough when calculated for the
plan period to 2029. This equates to a need for 9,882 dwellings for Eastleigh
Borough (see EBC/H1, 4.90). For the Southampton HMA, the Study projects
need for each 5 year period to 2036 (Figure 8.2, EBC/H1A) and the annual
requirement varies slightly for different periods. The need is 2,027 dpa
between 2011-2026; 2,019 dpa 2011-2029; and 2,005 dpa 2011 -2036. On
the basis of these figures the deficit on delivery in the HMA to 2026 would
range from only 10 dpa using the required rate to 2036 to 32 dpa using the
rate up to 2026. Given that the Eastleigh Plan covers the period to 2029 it
seems appropriate to use the rate for that period which results in the deficit in
the HMA being 24 dpa.
22. There are three important points to note about the difference between the
projection in the JGC Study and the projection favoured in the PUSH SHMA.
Firstly, the Study was published after the consultation period on the Local
Plan. There is no indication that other planning authorities within
Southampton HMA agree with its analysis. Whilst the figure for Eastleigh
Borough is materially lower than that in the PUSH SHMA, the figure for the
whole HMA is only slightly lower, indicating that Eastleigh is generating a lower
proportion of the housing needs in the HMA. If these figures are used for the
housing requirement in Eastleigh, a greater proportion of needs would be met
in the rest of the HMA than suggested in the SHMA. My understanding is that
it is the PUSH SHMA that will primarily inform the work on the revised PUSH
Strategy and it is not clear whether there will be any general updating of
projections on a PUSH-wide basis. Accordingly, it would not be wise to rely
solely on the JGC Study.
23. Secondly, the SHMA had included within the projection of future migration the
Office for National Statistics’ (ONS) Unattributable Population Change (UPC)
factor which had to be added (or subtracted) to the ONS's Mid-Year Estimates
to ensure that there is alignment in all the data across the country between
the 2001 and 2011 Censuses. For Eastleigh, the UPC is a significant positive
figure suggesting likely under-recording of past in-migration. However, ONS
has not included the UPC component in the 2012 SNPP, hence the population
projections for Eastleigh are lower than before. ONS consider that the UPC
should not be attributed to migration because, as its name implies, the
reasons for the adjustment is unknown. Given this advice and ONS' approach
to its own projections, it is reasonable for the JGC study to follow the same
approach. Over time, the significance of the UPC will decline and ONS has
improved its methodology for assigning international migration.
Nevertheless, UPC may represent higher than accounted for migration into
Eastleigh in the past, which may continue in the future. This is not reflected in
the 2012- based SNPP and thus not in the JGC Study's outputs. The higher
figure for the recommended projection in the SHMA represents, at least in
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part, this possibility.
24. Thirdly, the JGC Study carried out a more detailed analysis than the SHMA on
the local reasons behind the slowing of the trend of household formation
(headship rates) revealed in the 2011 Census. In the light of this analysis, it
recommends a part return to the underlying long term trend to reach 73% of
the 2008-based rate by the end of the projection period. I consider that this is
a well-informed analysis consistent with the evidence and with other
Inspectors' conclusions on this issue. The recommended projection in the
SHMA had not assumed such a high degree of convergence and so the
application of this analysis to its population projection would result in more
new households, particularly towards the end of the projection period.
25. In relation to the starting point of a demographic projection, I consider that
whilst the JGC Study is a robust piece of work in this regard, the projection in
the PUSH SHMA should not be ignored. Thus demographic evidence indicates
that Eastleigh should be providing between about 550 - 615 dpa. For the
reasons given above, the most robust approach would be a figure toward the
upper end of the range. The proposed rate in the Local Plan of 564 dpa sits
within this range, but I consider that it is marginally too low in relation to the
most appropriate demographic projection.
26. On the Council's evidence, there is a shortfall in housing supply of between
360-750 dwellings between 2011 -2026 in the Southampton HMA, depending
on whether the PUSH SHMA or the JGC Study is used. Considered in isolation,
Eastleigh Borough does not have to accommodate all this shortfall, but it
should seek to accommodate some of it so as to reduce the extent to which
any PUSH Review has to address a backlog of provision. More importantly, in
the light of my conclusion in relation to affordable housing below, this shortfall
in the HMA suggests that on demographic projections alone there is some
scope to increase the provision of market housing to deliver more affordable
housing. The shortfall in the HMA clearly provides an opportunity for housing
provision in Eastleigh to be increased without any wider impact on the HMA,
although I see no reason why any such uplift would need to be capped at this
shortfall figure.
27. The demographic projections are only the starting point for determining
housing need and ultimately the housing requirement. I thus turn below to
these other relevant matters.
Affordable Housing
28. Affordable housing for planning purposes is defined in the Framework's
Glossary.
29. The PUSH SHMA was not published until close to the publication date of the
Plan. Whilst the Council was aware of its preliminary findings prior to
publication, it is clear that much of the early preparatory work for this Plan
was not informed by an up-to-date understanding of the need for affordable
housing in the district. This is a significant shortcoming.
30. The PUSH SHMA identifies 1,661 households pa in the Southampton HMA in
need of affordable housing, of which the need in Eastleigh Borough is 509 pa
(SHMA Appendices, Table 34, p79). The SHMA notes (8.78) that
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accommodation in the private rented sector (PRS), where households are in
receipt of the local housing allowance (LHA, also termed housing benefit), is
not a recognised form of affordable housing. It suggests that the extent to
which Councils wish to see the PRS being used to make up for shortages of
affordable housing is ultimately a local policy decision. Nevertheless, the
SHMA goes on to assume that the current role of the PRS continues. On that
basis, the SHMA reduces the need for affordable housing by discounting from
assessed need an estimate for future lettings in the PRS to households in
receipt of the LHA (SHMA, Appendices, Table 36, p81). Accordingly, it
substantially reduces overall affordable housing needs in the Southampton
HMA to 400 dwellings, of which the need in Eastleigh Borough is 310.
31. On the basis of these reduced figures, it concludes that there is no PUSH-wide
need to increase housing provision to meet affordable housing needs
(paragraph 11.9), but for Eastleigh Borough it comments (8.79): even
assuming the current role of the private rented sector continues we identify a
need to deliver around 310 affordable homes pa which would require overall
housing provision in the region of 1,000 to 1,100 dpa. The Council, however,
does not consider that any increase in housing provision to meet affordable
needs is justified in this Plan. I consider below the three key assumptions
leading to these conclusions.
32. Firstly, the PUSH SHMA assumes (EBC/H4A, 8.6) 30% of gross income spent
on housing is the threshold for households in need of affordable housing.
Many developer interests consider that this is too high and highlight the
reference to a 25% threshold in the 2007 DCLG SHMA Guidance. But that
document has been cancelled. National Policy Guidance (the Guidance) does
not specify a threshold. I note that 30% of the estimated income required to
access market housing in Eastleigh would be (just) insufficient to rent an entry
level two bedroom property. Three bedrooms would be out of reach. Thus a
proportion of families would not be able to secure accommodation of adequate
size when spending 30% of income on housing (SHMA Appendices, Table 23,
p73 and Figure 18, p70). A 30% threshold should thus be seen as the upper
end of a possible range.
33. Using the SHMA methodology, a 25% income threshold would increase the
identified need for affordable housing to about 624 dpa for Eastleigh (prior to
any role assigned to the PRS). This highlights the sensitivity of the threshold
used. Accordingly, the figure in the SHMA of 509 dpa should be seen as a
baseline, with actual needs recognised as potentially greater. In this context,
I see no justification for the Council assuming that more than 30% of income
could reasonably be spent on housing. Some households may be forced to do
so, but that does not make it a justified approach to assessing need.
34. Secondly, 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-priced end of the PRS the
standard of accommodation may well be poor (see for example: Can't
complain: why poor conditions prevail in the private rented sector, Shelter
March 2014, provided by Tetlow King on behalf of Landhold Capital).
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35. The Framework requires planning authorities to meet the housing needs of
their area including affordable housing needs. The availability of
accommodation within the PRS where households are in receipt of the LHA is
outside the control of the Council, being determined by the willingness of
private landlords to let to tenants in receipt of the LHA. The operation of the
LHA is determined by the government. I have no doubt that households in
need of affordable housing readily perceive a substantial difference between
these two types of housing for the reasons already given. Accordingly,
affordable housing needs in Eastleigh Borough are at least 509 dpa and would
be higher if a more cautious approach were to be taken to the proportion of
income which it is assumed is reasonable to spend on housing.
36. Most of this need for 509 dpa is not additional to the 550 - 615 dpa arising
from the demographic projections. It is a requirement for a distinct type of
housing. I recognise that much of the need may be households in
accommodation which is inadequate for their needs, but which may be
adequate for other households. The SHMA's assessment takes account of the
release of affordable units for those needing to move who are already in
affordable housing (EBC/H4A, 8.32). Similarly, a move of a household from
an unsuitable private rented unit to a suitable affordable unit would free-up
that private rented unit, but such moves cannot happen unless affordable
homes are available.
37. In relation to affordable housing provision over the plan period, the Council
notes that 323 affordable units had been delivered between 2011-2014;
existing planning permissions have secured a further 686 units; and on the
basis of the percentages in policy DM28, a further 2,000 could be secured
from future permissions, resulting in about 3,000 new affordable housing units
over the plan period. This is the maximum likely to be delivered. Actual
delivery might be less as it depends on the viability of specific sites to deliver
at 35%. The Council's estimate equates to an average of 167 pa, substantially
below the need for affordable housing and below even the SHMA's figure of
310 pa where the role of the PRS with LHA was assumed to be meeting part of
the need.
38. The failure of the Council to recognise the true scale of need for affordable
housing and therefore the consequential failure to consider how it might be
addressed is a serious shortcoming.
Market signals
39. The Framework and Guidance indicate that household projections should be
adjusted to take into account market signals. The Guidance refers to
appropriate comparison of indicators both in absolute levels and rates of
change. The SHMA (EBC/H4A, 6.90-6.97) highlights Eastleigh and Fareham
among the core PUSH authorities as experiencing the highest median prices
for most property types and where affordability issues are more acute.
Overall, it concludes that market signals are not significant for most of the
core authorities, but identifies modest market pressure in Eastleigh and
Fareham.
40. Developer interests highlight a range of market signals (see, for example,
Table 5.3 in Nathaniel Lichfield and Partners work for Gladman
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Developments). Not all signals demonstrate that Eastleigh is worse than the
national or regional/sub regional averages. But on some crucial indicators it
is. Between 1997 and 2012, the affordability ratio for Eastleigh worsened by
97%. For the Southampton HMA and England the figures are 92% and 85%
respectively (Barton Wilmore, Open House October 2014, Table 6.4, for
Hallam Land). Time series rental data from the Valuation Office Agency is
available only between 2011 and 2013, but indicates rents rising by 7.4% in
Eastleigh compared with 4.4% nationally and 6.9% in Hampshire (Open
House, paragraph 5.12). Overall, market signals do justify an upward
adjustment above the housing need derived from demographic projections
only.
41. It is very difficult to judge the appropriate scale of such an uplift. I consider a
cautious approach is reasonable bearing in mind that any practical benefit is
likely to be very limited because Eastleigh is only a part of a much larger HMA.
Exploration of an uplift of, say, 10% would be compatible with the "modest"
pressure of market signals recognised in the SHMA itself.
Accommodating economic growth
42. Local Economic Partnerships (LEPs) are the lead body for promoting local
economic development. In this case, it is the Solent LEP, which covers a
similar geographic area to PUSH. I consider that a key test of the economic
strategy of the Plan is compatibility with the intentions of the LEP, given its
role, which includes control of substantial public funds to support economic
development. The LEP's current strategy is the Solent Economic Plan 20142020 (EBC/G1) published in March 2014. This sets out a number of economic
aspirations, including job growth, drawn from economic projections provided
by Oxford Economics (Solent LEP Economic Outlook, March 2014). This
included a baseline forecast and preferred growth scenario. The LEP's
Economic Plan mostly seeks to achieve the headline indicators of the preferred
scenario (comparing p6 of EBC/G15 with 4.1 of the Economic Outlook).
43. An important element of the LEP strategy is the promotion of various key sites
for economic development. There are seven key sites identified for 20152017. None are in Eastleigh Borough. There are a further five sites identified
as Future Pipeline Sites. One of these, described as: Ford site, Eastleigh
Riverside and Southampton Airport extends over a large area which straddles
the boundary between Southampton City and Eastleigh Borough. The Ford
factory which closed in 2013 is not in Eastleigh and its redevelopment is not
dependent on any proposals within Eastleigh. The submitted Local Plan
includes proposals for facilitating various types of economic development in
this area: at Eastleigh Riverside (policy E9, mainly business areas for
redevelopment), adjoining Eastleigh Riverside side (policy E10, 9.60 ha of
greenfield land) and Southampton Airport (policy E12, including 21 ha of
undeveloped land north east of the runway).
44. The site-specific merits of these three allocations and the requirements of each
policy were not explored at the hearings in November. The main area of
dispute/uncertainty concerns achieving a new access road to facilitate major
greenfield development and the requirements to accommodate such a
potential future road in any redevelopment of other areas. Because of the
current uncertainty, the Council has not included the allocated greenfield
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employment land as part of its employment land supply for the plan period,
but sees it as an opportunity for more economic development if economic
circumstances are favourable. Given the scope for redevelopment on the Ford
site and parts of the allocations in Eastleigh, I see nothing at odds between
the intentions of the LEP in identifying Ford/Airport/Riverside and this Plan.
45. In the summer of 2014, the LEP received substantial public funding to help
bring forward a number of its identified key sites. But there was no such
funding for the Ford/Airport/Riverside area. Delivery of the LEP’s preferred
growth scenario will therefore depend on delivery on sites outside Eastleigh
and on various generic measures. The LEP has not commented on the Plan.
(It did comment on the adjoining Test Valley Local Plan which was published
at a similar time, so I do not regard this lack of comment as an omission). I
conclude that the LEP is content with the economic intentions of the Plan and
that in the short-medium term, the most likely opportunities for achieving
aspirational growth in the LEP area are largely outside Eastleigh Borough.
46. The Plan proposes a minimum of 133,000 sq m of employment development
(which is largely intended to be within the B use class). Table 3 in the Plan
indicates that total anticipated new floorspace exceeds this minimum at about
148,000 sq m. (Appendix 5 of EBC/2 gives details of the sites which make up
this figure.) The Council has taken into account a wide variety of evidence in
initially identifying and subsequently justifying this level of provision in the
Plan (see, in particular, Employment Land Strategy Report July 2014 EC1c).
The minimum floorspace figure in the Plan is made up of two components.
The Employment Land Requirements Study January 2012 (EC1b) identified a
need for about 92,500 sq m net additional employment floorspace. The
Council identified a need for an additional 40,700 sq m of B class floorspace to
replace anticipated losses of existing major employment sites (over and above
the past trends for such losses - see section 3.3, EC1c).
47. An Employment Land Requirements Study Update was published in May 2014
(EC1b1), after the publication of the Plan. This took into account an updated
job growth forecast from Experian of March 2014. This economic forecast
resulted in a much higher figure for additional B class floorspace of nearly
228,000 sq m (Table 2.13). However, whilst being mindful that this new
evidence may point to greater economic potential of the Borough, I largely
accept the Council's reasons, summarised below, for not seeking to increase
employment floorspace to match this new forecast.
48. Economic forecasts have a high degree of uncertainty and, in isolation, do not
provide a robust basis for planning land use requirements. The floorspace
projections based on this most recent forecast seem particularly out of step
with a range of other forecasts and methods of assessing future floorspace
needs (as illustrated in Table 3.9, reproduced in EC1c, p20). It is also
preferable for economic forecasts to be based on the functional economic area
rather than an individual district and the LEP/PUSH best reflect this approach.
49. In addition, the scale and type of new employment provision proposed in the
Plan (not including the replacement floorspace) broadly aligns with what
Eastleigh Borough is expected to deliver in the PUSH South Hampshire
Strategy 2012 (90,000 sq m for manufacturing and distribution and only 2,000
sq m for offices - Policy 6, EBC/G7). That strategy envisaged substantial
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office development in Southampton and Portsmouth, with notable large scale
office and other B1 development also at: the new community north of
Fareham, at Whiteley (Winchester District), Havant and Gosport. This
strategy reflects a "city-first" priority and existing or emerging commitments
at the time. Even if little weight were to be given to the 2012 Strategy as a
policy document, the scale of provision envisaged in Policy 6 is now largely
embedded in the adopted Core Strategies of other PUSH authorities and, in
some places, is being taken forward in greater detail in local plans such as that
for Welborne (the new community north of Fareham), currently at
Examination. The key sites for economic development being targeted by the
LEP with public financial support also largely reflect the PUSH strategy and
these development plans.
50. Given that Eastleigh Borough is part of this wider functional economic area, if
employment floorspace in Eastleigh Borough were to be substantially
increased it could well undermine the delivery of these other sites for
economic development. This would also undermine the wider strategies of
which these employment sites form part. Such a potential consequence is
highly undesirable.
51. This context is also why I am not persuaded by the desire of Hampshire
Chamber of Commerce for more employment land to be allocated in this Plan,
particularly land close to the motorway for offices or logistics. Offices are a
use which should first be accommodated in town centres and this is reflected
in the PUSH Strategy. I accept that demand for major office development in
Southampton City appears weak, but such demand is only likely to be
undermined further by greenfield allocations on the edge of the City in
Eastleigh Borough. Development plans outside Eastleigh Borough appear to
be making substantial provision for manufacturing and distribution/logistics
close to the motorway to respond to the needs of these sectors within this
economic area.
52. Accordingly, I consider that the scale of new employment floorspace is
justified bearing in mind that: it is expressed as a minimum; there are further
opportunities for intensification and redevelopment of existing employment
premises supported by other policies in the Plan; and longer term
opportunities may exist for additional employment development on parts of
the Eastleigh Riverside allocations.
53. I am also satisfied on the basis of the Council's calculations (EBC/G12) that
the proposed level of housing provision would provide more than enough
workers to support employment development of the scale proposed in the
Plan. Such calculations are however fraught with uncertainty and can only be
a broad guide. The close economic relationship between Eastleigh Borough
and adjoining parts of the economic area are reflected in high daily flows of
residents to work outside the Borough and inflows of workers to Eastleigh from
elsewhere. In these circumstances, I do not see a pressing need for job
growth and population growth to necessarily be closely matched. Some
increase in the overall housing requirement in the Plan arising from my
conclusions in relation to affordable housing and market signals would not
undermine the economic strategy for the area and may help to support it.
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Overall conclusion on issue 1
54. I have found that the Council has failed to recognise the true scale of need for
affordable housing. There is also the consequential failure to consider how
that need might be addressed. The Framework (paragraph 17, 3rd bullet)
requires every effort to be made to meet needs. I see no justification for
delaying this consideration for 2-3 years pending a review of the Plan.
55. The Guidance states that: an increase in the total housing figures included in
the local plan should be considered where it could help deliver the required
number of affordable homes. Increasing market housing to meet all the
identified affordable housing need would require a threefold increase in overall
provision. I do not consider that this a realistic option to explore. In addition
to the inevitable difficulties of securing delivery of such a scale of
development, particularly in the short term and of providing sufficient
infrastructure, such a scale of provision is much greater than even the most
optimistic demographic projection. It would also result in the release back
into the market of many dwellings in the PRS currently occupied by tenants in
receipt of the LHA. Thus the cumulative effect of such provision over and
above underlying demographic change would be very substantial and the
consequences for the housing market are difficult to anticipate.
56. However, there is evidence which strongly suggests that some increase in
delivery of market housing is achievable and could deliver a significant
proportion of affordable housing. The developers of the major sites allocated
in the Plan and included in the five year supply are keen to start delivering
(see below) and where planning permission has not already been granted they
are intending to submit planning applications very shortly. There is also
clearly strong interest from other developers for additional housing sites to be
allocated in the Plan and some of these appear likely also to be progressed as
planning applications soon.
57. I have indicated that the PUSH SHMA's preferred projection (which equates to
615 dpa for Eastleigh) should not be ignored and that the demographic
requirement is best seen as a range. I have also noted that on the basis of
that projection, the Council calculates a shortfall in delivery in the HMA of
about 750 dwellings to 2026. This background strongly indicates the
opportunity for Eastleigh to deliver more housing with no adverse impact on
delivery in the rest of the HMA. Market signals also point to both a need to
provide more housing and the market's strength to do so.
58. If the Plan was being progressed, the Council would have to identify a possible
range for what is practical in terms of increased delivery. That range would
then have needed to be tested through Sustainability Appraisal in relation to
the environmental impact of development on various sites in order to identify
the appropriate requirement to be included in the Plan. I note that the
Sustainability Appraisal (EBC/G2) submitted with the Plan includes in Appendix
II an assessment of alternative growth options including 11,628-12,060
dwellings, which had been assessed in the SA accompanying the draft Plan
published in October 2013. Whilst that assessment concluded that this higher
level of growth would be difficult to accommodate without threatening the
environmental integrity of the Borough it is difficult to understand the
evidential basis for that conclusion. Equally importantly, that testing did not
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weigh in the balance the substantial unmet need for affordable housing.
Paragraph 14 of the Framework requires an explicit balancing exercise in the
terms it sets out. This has not been done on the basis of the most appropriate
and up to date evidence.
Issue 2 – Would the plan ensure an adequate supply of housing land to
meet identified needs.
59. A housing trajectory is included as an Appendix to the Plan. Table 2 in the
Plan sets out expected delivery of housing by Parish from different categories
of supply: completions, specific urban sites, broad areas (also urban); and
greenfield allocations. The figures in the Plan are now out of date. More detail
on the sites and sources contributing to these categories is in the Strategic
Housing Land Availability Assessment (SHLAA) (EBC/G4 July 2014) which
updates the position to 1 April 2014. Detail on how the Council has been
calculating the five year supply and a trajectory for the delivery of the
allocated sites is in the Council's paper: Five Year Land Supply
Position/Housing Implementation Strategy September 2014 (H15). For sites
allocated in the Plan a year-by-year trajectory for the first five years is
included as an Appendix to the Council's pre-hearing statement on this matter.
I comment below only on those sources of supply where I consider that the
Council's approach is not justified.
60. The category of broad areas includes additional dwellings from the
redevelopment of sites in Eastleigh town centre and three district centres:
Fair Oak, Hedge End and West End. The total supply relied on by the Council
from these sources is 300 for the former and 226 for the latter group. None of
this supply is included in the five year supply calculation (SHLAA, EBC/G4
paragraph 4.38 and Table 4.8). More detail on these centres is in SHLAA
Appendices 7 and 8. In relation to Eastleigh town centre, the SHLAA refers to
the challenge to be overcome, including a degree of inertia demonstrated by
the fact that private owners have been reluctant or unable to bring schemes
forward, particularly within the central block, during the last 25 years. Given
this context, the only evidence that there are reasonable prospects (the
relevant test in the Framework, paragraph 47, Footnote 12) of some delivery
coming forward here is the Council's ownership (or intended acquisition) of
sites, given the Council's commitment to change in the town centre.
Accordingly, delivery from sites 5, 6, 7, 8 in the table in Appendix 7 is justified
(and does not need discounting), but not from any others. The supply is thus
137, not 300.
61. Similarly, the assessment of the supply from the three district centres is too
focused on physical capacity rather than providing evidence of reasonable
prospects. There is nothing to indicate why redevelopment, which was not
triggered by the previous economic boom, will happen in the future. The need
for land assembly or the existing nature of the premises on some of the sites
suggests that delivery is very uncertain. Rather than assess each parcel
individually, I have increased the Council's discount on delivery from 25% to
50% to be more realistic. Supply thus falls from 226 to about 150.
62. The Council acknowledges (hearing statement, 3.9-3.10) the potential for
overlap between the site-size threshold in the SHLAA of 0.2 ha (which might
be for less than 10 dwellings) and the calculation of the small site windfall
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allowance of less than 10 dwellings and identifies three such sites. Once the
Council's discount is applied, the assumed contribution to supply appears very
small, but for accuracy should be removed.
63. The Council has included small site windfalls in years 3-5 of the five year
supply and from year six onwards. The inclusion of the contribution from
windfalls from year three is justified given the Council's evidence on the time
within which planning permissions are normally implemented and thus avoids
double counting. A 10% discount is applied to the average past supply of small
site windfalls. Given that there is no change in the policies in the submitted
Plan compared with policies in the adopted Plan, this continuation is realistic in
the short term. However, to reflect uncertainty and the possibility of fewer
such sites in the future, I consider that from year six the discount should be
increased to 25%.
64. Contrary to the definition of windfalls in the Framework, the Council had
included garden land sites in the windfall assessment for years 6-15. These
should be removed (amounting to eight dwellings pa). The Council needs to
recalculate the windfall contribution for years 6-15 taking into account the
above two points, but it is likely to reduce the assumed 700 to about 520.
65. The Council calculated that at 30 September 2014 there was a total supply of
10,746 dwellings, including the Hamble Lane appeal site (see Council's hearing
statement on this matter, EBC/4/3, Appendix 3). In the light of the required
reductions, the supply figure is about 10,200, only marginally above the
overall requirement identified in the Plan. This is not a robust position. But in
any case, I have identified a need for a higher housing requirement and there
is not an identified supply to meet any such higher figure.
66. For completeness, I consider below the five year supply position based on the
housing requirement identified in the Plan. The five year supply is primarily
dependent on whether the anticipated start date and expected annual rate of
delivery from the allocated greenfield sites is justified. In general, the Council
is showing a clear commitment to working effectively and speedily with
landowners/developers to progress planning applications on allocated sites and
to encourage speedy commencement (through various conditions).
Accordingly, background evidence on the slow delivery of strategic sites
elsewhere in the country is not particularly relevant.
67. There is conflicting evidence about delivery rates. Developer interests put the
rate at between 40-60 dwellings per site per developer, including the delivery
of affordable housing. The Council highlights three large sites in Eastleigh
Borough where delivery, including during the recession, was much higher. It
thus considers that its assumption of 150 dwellings per annum on the three
largest allocations with two developers is reasonable. There is clearly
considerable uncertainty about market conditions in the future and what
developers will want to achieve from their sites. The landowners and
promoters of the three largest allocations in the Plan were at the hearing for
this matter and I have given particular weight to their estimates for delivery.
68. Allocation BO1 Boorley Green has planning permission. The landowner
confirms there are now three developers committed to this scheme who
expect to start on site in October 2015. I consider that the Council's
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expectation of 35 units within 2015/16 is rather tight and thus uncertain, but
given the three developers involved, the 150 units for each of the following
three years is reasonable.
69. Three different owners control the land making up site E1 land south of
Chestnut Avenue, Eastleigh. A planning application was expected to be
submitted in January 2015. The Council anticipates 50 units in 2016/17 then
100 units each year. The representative of one of the landowners considers
that delivery will start a year later than the Council expects, but agrees with
the same stepped increase in delivery thereafter. Adopting this later start
would be more robust give the complexities of the site, the requirements of
the allocation policy and the three landowners. Somewhat confusingly, for
sites without planning permission such as E1, the Council discounts its figures
in the trajectory by 25% before inclusion in the calculation of the housing
supply (H15 paragraph 5.22, table after 5.28 and 7.1). Pushing back delivery
by a year would give a robust figure (which does not need any discount) and
thus results in only a small reduction in the contribution of this site to
Council's five year supply figure (of about 40 dwellings.)
70. The promoter of site WE1, land west and south of Horton Heath, indicated that
a planning application would be submitted by December 2014. This would be
progressed in accordance with a performance agreement with the Council.
The masterplan envisages two distinct residential areas and thus it is logical to
assume two different developers. A new secondary school forms part of this
allocation and the County Council requires this to be available by September
2018. This is clearly providing an impetus to progress the development
quickly. A start on site mid-2016 seems realistic and the developer envisages
30 units per outlet in the first year to March 2017 (the Council assumes none).
Subsequently, the developer estimates 60 units per outlet per year, not as
much as the 155/160 units per year in the Council's trajectory. But as this
site is without planning permission, the Council's housing supply calculation
discounts the figures in the trajectory by 25%. Thus the Council’s discounted
delivery rate is cautious compared with the developer’s and is robust.
71. On some other allocated sites, I consider that delivery might be delayed by a
year compared with Council's assumptions, but still take place within five
years, thus not reducing overall supply in this period.
72. In the three years since the base date of the Plan (2011), less than the Plan's
average of 564 dpa has been delivered. The shortfall to 30 September 2014 is
790 homes (H15, 4.14). The Guidance states that Councils should aim to deal
with any undersupply within the first five years of the plan where possible.
Where this cannot be met they will need to work with neighbouring authorities
under the Duty to Co-operate. The Council considers that the undersupply
should be made-up over more than five years and to do otherwise is
unrealistic. It cites the on-going effects of the recent recession; shortages of
materials and skills; and the cycle of local plan production, resulting in
previously allocated sites having been built out. However, in publishing the
Guidance last year the Government would have been mindful of national
circumstances in the house-building industry. The delay in having an up-todate local plan is the Council's responsibility and does not justify delay in
making good the shortfall. I have seen no evidence that it is not possible to
achieve the preferred approach of the Guidance. Accordingly, on the basis of
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the submitted Plan and current evidence, the shortfall should be made up in
the first five years (the "Sedgefield" method).
73. I recognise that if the housing requirement were to be increased to help
deliver more affordable housing, the shortfall would be greater and there
would be a need to deliver even more in the first five years. Whether in that
scenario such increased delivery would be possible would need to be
considered in the light of the evidence at the time. The Council should have
regard to the totality of the Guidance on this matter.
74. The Framework (paragraph 47) requires a buffer to be added to the five year
supply of 5% or 20% where there has been persistent under delivery of the
housing requirement. The assessment of past delivery needs to be considered
over at least a 10 year period so as to cover a full economic cycle. In addition,
as none of the plans required a specific target to be met each year, it is
appropriate to consider delivery not just on an annual basis but over a whole
plan period or phase if this is possible, so as to better iron-out ups and downs
in delivery. In this case the adopted Local Plan Review covers the period
2001-2011 and so total delivery during this period can be compared with the
overall requirement.
75. The Council has set out the past requirements and delivery from 2001-2 based
on the Hampshire Structure Plan (421pa), the adopted Local Plan (561pa,
excluding the reserve sites), and the South East Plan (SEP) (354 dpa). For
the period 2001-2006 I consider that the requirement is that set out in the
adopted Local Plan as this was adopted after the Structure Plan and
reinterpreted that Plan's requirements, whilst remaining in conformity with it
(see the complex explanation of the housing figures in the adopted Plan at
5.2-5.4, 5.10-5.18).
76. I requested a post-hearing note from the Council on the interpretation of the
requirements of the SEP. Participants were given the opportunity to comment
on the Council's interpretation and I have taken into account all relevant
comments. The Council considers that the requirement during the period
2006-2013 (when the SEP was finally revoked) should be 354 pa, as a result
of excluding any requirement arising from the Strategic Development Area
(SDA) for 6,000 dwellings proposed for north/north east of Hedge End. Policy
SH5 of the SEP sets out the annual average for the districts of South
Hampshire and the SDAs over the period 2006-2026. For the Hedge End SDA
the figure is 300 dpa implying an expected even supply from 2006. For this
reason, developer interests consider that this figure should be added to the
figure for Eastleigh Borough to create an overall requirement of 654 pa from
2006. The Council highlight that SEP Policy SH1 and supporting text 16.5
makes clear that delivery from the SDA was not expected to occur until 2016
(because of the required long lead-in to get development underway). There
is clearly a tension in these different policies which makes their proper
interpretation difficult for the exercise here.
77. It is important to bear in mind that the Framework's requirement for a 20%
buffer is intended to assist delivery where Councils have experienced difficulty
in the past delivering what they planned to deliver. Given the context in which
the SEP was approved (recognising, as it did, that it was not meeting all
housing needs in the South East), it would be perverse if the requirements of
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the SEP were to be interpreted for the purpose of this exercise as setting a
housing requirement substantially below what was required at the time in the
adopted Local Plan. That Plan had been adopted as recently as May 2006 and,
until 2009 when the SEP was actually approved, the Council could not have
been certain of what the requirement in the SEP would be. The Local Plan
reflected what the Council thought it could deliver during this time and there is
no suggestion that once the SEP was published the Local Plan was abandoned.
I therefore consider that it would be fair and more relevant to the issue at
hand to test delivery against the requirement of the Local Plan (561 dpa)
rather than either of the interpretations of the SEP (354 dpa or 654 dpa).
78. For the 10 year period 2001-2011 the Local Plan's annual average was met in
only two years and overall delivery fell well short of the required total. This is
clear evidence of persistent under delivery. I have already noted that there
has been under delivery since 2011 of the requirement identified in the
submitted Plan. (Even if the lower requirement in the first draft of this Plan is
used, delivery fell short, see footnote 8 in the Council's pre-hearing statement
EBC/4/3). If the last years of the adopted Local Plan are replaced with the
Council's preferred figure from the SEP, then delivery would have been met in
2009-2011, but in my view that is not sufficient to tip the overall balance to
adequate delivery, given the shortfall before and since. Accordingly, I
consider that a 20% buffer is currently required as part of the five year land
supply calculation. Although there was a shortfall in delivery under the
adopted Local Plan, I consider that the PUSH SHMA and the adjustments
required as a result of my conclusions under issue 1 above represent a
comprehensive new starting point for the assessment of needs from 2011 and
so I do not add this backlog to the new requirement.
79. With a 20% buffer and making up the shortfall since 2011 within five years
(the "Sedgefield" method), the Council calculates that there is only a 4.37
years supply (H15, Table after 5.30) in relation to the requirement set out in
the submitted Local Plan. (There are small downward adjustments to be
made to delivery from sites BO1 and E1, but these might be offset by better
than projected delivery on WE1.) Accordingly, irrespective of the need to look
to increase the overall requirement for the other reasons I have given, there is
a need to boost the five year supply. From the evidence before me, I cannot
see how the Council would be able to bring forward supply from later in the
plan period and so the necessary boost is likely to require additional
allocations which are capable of rapid delivery.
80. The overall supply position over the whole plan period is equally tight. This is
not a robust position to take the Plan forward. There is no realistic flexibility
in the Plan to respond to changing circumstances. It is important to ensure
that any small delay in assumed delivery from sites contributing to the five
year supply does not too easily result in a less than five year supply being
available. The Plan needs to provide confidence that there will a five year
supply at adoption and in future years.
81. There might be some large windfall sites in the future, but given that the
SHLAA appears to have been very comprehensive in its search for sites this is
too uncertain to be relied on as providing flexibility. The major greenfield sites
included in the five year supply are being delivered as quickly as possible and
there is nothing more that the Council can do to bring this delivery forward.
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The largest allocated sites expected to commence beyond the five year period
(eg BO2 and HE1) are owned, or mainly owned, by the County Council which
does not wish to the bring the land forward any earlier. Accordingly, the
Council has no means of increasing supply if there is a problem, other than
through a Plan review which is time consuming. Accordingly, the Plan needs
to demonstrate that it has some flexibility to respond to changing
circumstances.
Overall conclusion on issue 2
82. Even on the basis of the housing requirement identified in the submitted Plan,
the land supply is inadequate because there is not sufficient flexibility to
respond to changing circumstances and because the supply in the first five
years needs to be increased. With the identified need for greater housing
provision, the land supply will need to be increased even further.

Assessment of Legal Compliance
83. This report is based on a limited number of hearings. In the light of my
adverse Preliminary Conclusions, I cancelled the hearings that were due to
take place in January 2015 on, among other matters, site allocations. Those
hearings would have taken into account representations in relation to the site
assessment and selection process set out in the Sustainability Appraisal
(EBC/G2) accompanying the submitted plan. I am therefore unable to come
to any formal conclusion on the adequacy of the Sustainability Appraisal in this
report.
84. For similar reasons, I am not able to come to a formal, final conclusion on the
Duty to Co-operate. Some representations concerning this matter relate to
infrastructure provision, which would have been heard at the later hearings.
The Council has explained in its Statement of Compliance with the Duty to Cooperate (EBC/Subn5) why it considers that the Duty has been met. For the
reasons set out under issue 1 above, I consider that the Council met the Duty
in relation to strategic housing and employment matters because of its
involvement with PUSH and willingness to take forward the South Hampshire
Strategy 2012.
85. The following three paragraphs reproduce the relevant parts of my conclusions
on the Council’s Habitats Regulations Assessment (HRA) which I set out in my
Post Hearing Note 3 - Other Matters ID/5.
86. The site-specific mitigation measures taken into account in screening-out
potential significant effects which might arise from various allocations (see
Habitats Regulations Screening Report EBC/GI10, 4.6.5/4.6.6 and 5.6.95.6.13) should be included in the policy requirements of the allocations
concerned, even though an application-stage HRA would still be required as is
already noted in the text of the Plan. This is to ensure that the general scope
of the likely mitigation measures is made clear and that there is a
complementarity between the HRA and the proposals/requirements in the Plan
which the HRA is assessing. I note the necessary importance of retaining
some flexibility in the scope and design of mitigation measures pending the
application-level HRAs. Accordingly, I consider that changes along the lines of
Option 2 of the Council's suggested alternatives would have been appropriate
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if the Plan was being progressed (EBC/8, Appendix 1).
87. The Screening Report (8.4.7) highlights the Forest Park and its linkage to
Lakeside Country Park as an important element of the required mitigation in
relation to the New Forest Special Area of Conservation and Special Protection
Area. Policy E1 requires financial contributions to the Forest Park and an
extension to Lakeside Country Park. But the Forest Park is largely outside the
Borough boundary and its delivery is not directly within the control of the
Council or developer. Test Valley Borough Council's Forest Park
Implementation Framework October 2014 (GI14) includes Home Wood as part
of the proposals for phase 1 in 2014-2019. Home Wood is adjacent to
allocation E1, so there is a reasonable degree of alignment between the
expectation to deliver part of the Forest Park and delivery of E1.
88. In order to meet the assumptions of the HRA, it is essential that the Plan
highlights the purpose of the financial contribution to the Forest Park/Lakeside
in relation to mitigation. It must also require alternative mitigation measures
if an appropriate element of the Forest Park (eg Home Wood) has not been
delivered in a timely manner in relation to the development of E1. Any such
alternative mitigation must be of a suitable scale, quality and accessibility to
achieve its purpose and its delivery closely linked to progress on the
residential development. Accordingly, some additional wording along these
lines would have been required in addition to the Council's suggestion in
EBC/9, but would not need to be as specific as that suggested by Hampshire
Wildlife Trust.
89. My conclusions regarding compliance on other legal requirements are
summarised below.

LEGAL REQUIREMENTS
Local Development
Scheme (LDS)

The Local Plan is identified within the approved LDS
June 2014 (EBC/Subn 9). The Local Plan’s content
and timing to date are compliant with the LDS,
although it will no longer be adopted.
Statement of Community
The SCI (EBC/Subn 8) was adopted in September
Involvement (SCI) and
2013 and consultation has been compliant with the
relevant regulations
requirements therein.
Sustainable
Community Satisfactory regard has been paid to the SCS.
Strategy (SCS)
Public Sector Equality Duty The Local Plan complies with the Duty (see G5 and
(PSED)
the Council’s hearing statement on Gypsies,
Travellers and Travelling Showpeople).
2004 Act (as amended) The Local Plan complies with the Act and the
and 2012 Regulations.
Regulations.

Overall Conclusion and Recommendation
90. My Examination of this Plan has been limited to matters mainly
relating to the housing need, the housing requirement and housing
supply. I have identified a number of deficiencies for the reasons set
out. The unsoundness I have identified is sufficient on its own for me
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to recommend non-adoption of the Plan in accordance with Section
20(7A) of the 2004 Act.

Simon Emerson
Inspector
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Appendix AG7
Correspondence with Preston City Council (8 September 2021
and 9 September)

Annie Gingell
From:
Sent:
To:
Subject:

Annie Gingell
05 October 2021 12:04
Annie Gingell
FW: FOI Request

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 09 September 2021 14:50
To: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Subject: RE: FOI Request
Dear Ms Gingell,
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,
Yours sincerely,

Nabil Patel
Information Governance Officer
+441772906849
Preston City Council

From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Wednesday, September 8, 2021 4:38 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Subject: RE: FOI Request
Good afternoon Nabil,
Can you please set out what the difference is between ‘waiting list’, ‘transfer’ and ‘open register’ in respect
of the councils response to Q1?
Kind regards,
Annie Hamilton Gingell BSc (Hons) MSc MRTPI
Principal Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk
This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have received this
electronic t r immediately by telephone, delete the transmission and destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to
ensure that this message and
viruses.

From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 08 September 2021 10:59
To: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Subject: RE: FOI Request
1
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Dear Ms Gingell,
Thank you for your email.
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.
If you wish, I can ask a member of the team to give you a call to discuss further if required.
Yours sincerely,
Nabil Patel
Information Governance Officer
+441772906849
Preston City Council
From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Wednesday, September 8, 2021 10:18 AM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>
Subject: RE: FOI Request
Good morning Nabil,
I’m not sure I understand your reasoning.
The 18-month period between April 2019 and September 2020 plus the 6-month period between
October 2020 to March 2021 covers the same period as the two twelve-month periods of April 2019
to March 2020 and April 2020 to March 2021 in their entirety (18 months + 6 months = 24 months).
As such it is evident the council does hold the data for 2019/20 and 2020/21 monitoring years.
Therefore, as previously requested can the data please be broken down by monitoring years instead
of 18 month and then six month periods.

Kind regards,
Annie Hamilton Gingell BSc (Hons) MSc MRTPI
Principal Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk

This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have received this
and destroy any hard copies. Tetlow King Planning Ltd has used all reasonable efforts to ensure that this message and any attachments are free from viruses
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From: Nabil Patel <N.Patel@preston.gov.uk> On Behalf Of FOI Freedom of Information Mailbox
Sent: 08 September 2021 10:02
To: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Subject: RE: FOI Request

Dear Ms Gingell,
Thank you for your email.
The most up to date Housing Land Position Statement is on our website
(https://www.preston.gov.uk/media/7601/Housing-Land-Position-31March/pdf/Housing_Land_Position_Paper_March_2021.pdf?m=6376046999615700
00) so you can see the data for the most recent period (to March 2021) already. The
screenshot tables in our reply just need to be replaced by this one:

And this one:
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As no site visits were undertaken in April 2020 due to the pandemic and were
delayed to September 2020, we can’t provide figures for the two twelve month
periods of April 2019 to March 2020 and April 2020 to March 2021, instead we can
only provide what we have provided, an 18 month period (April 2019 – September
2020) and a 6 month period (October 2020 – March 2021).
Yours sincerely,
Nabil Patel
Information Governance Officer
+441772906849
Preston City Council

From: Annie Gingell <Annie.Gingell@tetlow-king.co.uk>
Sent: Tuesday, September 7, 2021 3:35 PM
To: FOI Freedom of Information Mailbox <FOI@preston.gov.uk>
Cc: James Stacey <James.Stacey@tetlow-king.co.uk>
4
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Subject: RE: FOI Request
Importance: High
Good afternoon Nabil,
The council’s FOI’s response states that housing and affordable housing figures for 2021
have not been collected due to no site visits.
This does not appear to be correct given that the councils Housing Land Supply Position
Statement published In March 2021 (prior to the FOI request) provides this data for the
period October 2020 - March 2021 (attached).
As such can you please provide the total housing and affordable housing completions
figures 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 per my original requested as a matter of urgency.
Kind regards,
Annie Hamilton Gingell BSc (Hons) MSc MRTPI
Principal Planner
TETLOW KING PLANNING
Please read our statement on COVID-19 here
T: 0117 9561916 M: 07517106114 W: tetlow-king.co.uk

This electronic transmission is intended only for the attention of the addressee. It may contain privileged and confidential information. If you have r
Planning Ltd has used all reasonable efforts to ensure that this message and any attachments are free from viruses.
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Appendix AG8
Independent Article (June 2020)

Independent PremiumUK news
Council housing sell-off continues as government fails to replace most homes sold
under Right to Buy
Home ownership has fallen since the policy was introduced and flats are ending up in the
hands of private landlords, writes Jon Stone

Sunday 21 June 2020 09:18
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.
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.
Under Right to Buy, the government sells off council housing at discounts of up to £100,000
to tenants.
Despite pitching the policy as a way to get more people on the property ladder, overall home
ownership has actually fallen significantly since it was introduced in the 1980s.
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Previous studies have shown that around 40 per cent of flats sold under the policy since the
1980s have ended up in the hands of private landlords, who let the homes out to private
tenants at higher rates. The proportion is thought to be even higher in areas of high housing
pressure like London.
Councils warned ministers when the policy was updated that the steep discounts meant the
money would not be enough to replace homes one-to-one, and that the very existence of the
policy undermined their ability to finance housebuilding by making it impossible to reliably
borrow against future rents.
The government officially committed to replace the extra homes sold due to an increase in
discounts in 2012-13, but housing charities say the affordable sector cannot afford to bleed
stock at all. The government is still around 7,000 homes short of its own target, which covers
construction up to the third quarter of 2016-17 because councils are given three years to
replace the sold stock.
Jon Sparkes, chief executive at homelessness charity Crisis, 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.
“To address this, we need to see the government suspend Right to Buy going forward and
prioritisation for social housing being given to people who are homeless so they are able to
better access what is currently available. Alongside this, we also need commitment to build
significantly more social homes in the coming years to keep in step with demand.
“Ending homelessness in the UK is completely within our grasp, but requires a rethink of
existing policies that stand in the way.”
In 2018 Theresa May announced that a long-standing borrowing cap preventing councils
from building more homes would be lifting. A survey by the Local Government Association
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conducted in March 2019 found that a startling 93 per cent of councils were planning to use
the extra headroom.
The Scottish and Welsh governments have already ended Right To Buy, citings its effect on
the council housing stock.
Commenting on the Right to Buy figures, Polly Neate, chief executive of the housing charity
Shelter, said: “The coronavirus pandemic has drummed into us the importance of having a
safe home like nothing before. By the same token it’s made it crushingly clear that not
enough people do – including the million-plus households stuck on social housing waiting
lists. Many of whom are homeless or trapped in grossly overcrowded accommodation right
now.
“Despite being desperately needed, our recent track record on building new social homes is
atrocious. There was actually a net loss of 17,000 social homes last year, and as it stands
Right to Buy isn’t helping. While some people have benefited from the scheme, the failure to
replace the properties sold has deprived many others of a genuinely affordable social home.
“But the status quo can be changed. As the government plots its economic recovery from
coronavirus, it could give councils the means they need to replace and build social housing.
As well as helping to create jobs and get housebuilding going again, this would offer all
those without one, their best shot at a safe home.”
Asked about the figures, a spokesperson for the Ministry of Housing, Communities, and
Local Government said: “The government is committed to Right to Buy, which has helped
nearly two million council tenants realise their dream of home ownership and get on the
property ladder.
“Since 2010 we have delivered more homes for social rent – over 140,000 in total –
compared to the number of homes sold under the Right to Buy scheme.”
The ministry’s statement is misleading, however, as the 140,000 figure refers to all social
housebuilding rather than those homes built to replace housing sold under Right To Buy
using receipts earmarked for this purpose.
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Appendix AG9
Affordable Housing Forward Supply

TKP Ref.

Local Plan
Ref

Planning
Permission
06/2014/0442
& 06/2018/0592
& 06/2019/0565
06/2014/0598
06/2014/0902
& 06/2018/1243
06/2015/0243
& 06/2020/0992
06/2015/0282
& 06/2016/1309
& 06/2018/0108

TK001

MD2

TK002

MD2

TK003

n/a

TK004

MD1

TK005

MD2

TK006

n/a

06/2015/0374

TK007

MD2

06/2015/0530

TK008

MD2

06/2015/0546
& 06/2017/1252
& 06/2017/1038

TK009

MD2

06/2015/0769

TK010

n/a

06/2015/0816

TK011

MD2

TK012

Address

Total Number of
Dwellings
(Net gain)

Total units
0-5 years
(21/22 - 25/26)

AH Contribution type

On Site AH
units

Commuted Sum

On Site AH
%age

AH Units in
HLS

Source
Committee Report dated 5th
September 2019

Sandyforth Lane Preston

259

150 Onsite

77

n/a

30%

45

Maxy House Farm
Land off Preston Rd
Grimsargh
Cottam Hall - Story
Homes

162

18 Onsite

78

n/a

48%

9

147

114 Onsite

51

n/a

35%

40

293

125 Onsite

85

n/a

30%

38

Committee Report Juy 2015

168

46 Onsite

57

n/a

34%

16

Affordable Homes Layout

30 None - Viability

n/a

n/a

n/a

n/a

Committee report dated 6th August
2015

Lightfoot Lane Phase 2
Glovers House, 35
Glovers Court
Land to the north of
Hoyles lane and east of
Sidgreave Lane
Connemara, Lightfoot
Green Lane - Charles
Church
Land at D'Urton Lane,
Broughton

30

Site Layout Plan
AH Statement dated November
2018

350

140 Onsite

105

n/a

30%

42

Affordable Hosuing Statement 26.02.15

137

16 Onsite

38

n/a

30%

5

Committee Report dated 8th
February 2018.

112

22 Onsite

33

n/a

29%

6

Planning Obligation 2016

Land south of 110-126
Whittingham Lane
Broughton

61

29 Onsite

12

n/a

20%

6

Planning Committee Late Changes
Report and Planning Committee
Report - 09.06.16

06/2015/0968
& 06/2019/1037

Land North of Eastway
and South of D’urton
Lane

329

125 Combo

34

£2,243,646.79

15%

19

S106 dated 12 March 2021

HS1.14

06/2016/0493
& 06/2019/0336

Former Ridings Depot
and land to north and
south of, Whittingham
Road, Longridge

113

44 Onsite

34

n/a

30%

13

Committee Report dated June
2019

TK013

HS1.4

06/2016/0585

n/a

n/a

n/a

n/a

Officer Report

TK014

n/a

06/2016/1039

63

n/a

68%

50

Officer Report dated 07.09.17

TK015

n/a

06/2016/1165

n/a

n/a

n/a

n/a

Officer Report

TK016

n/a

n/a

n/a

n/a

n/a

Officer Report

TK017

n/a

n/a

n/a

n/a

n/a

Officer Report

Former Eastway
Nurseries
Land at rear of Holme
Fell Goosnargh Lane

12

2

None - below 15 unit
threshold

93

73 Onsite

5-7 Moor Park Avenue

14

14

06/2016/1192

21 - 23 Lord Street

11

06/2017/0251

5-13, Market Street
Preston

19

19 None - Viability

Former Cottam
Brickworks Cottam
Avenue (93 units)

93

None - provided in
52
previous phase

n/a

n/a

n/a

n/a

Committee Report dated 8th
February 2018. AH housing had
prevosuly been provided in earlier
developments.

21

21 Onsite

21

n/a

100%

21

Officer Report

119

83 Onsite

36

n/a

30%

25

Officer Committee Report - 11th
January 2018

TK018

MD1

06/2017/0255

TK019

MD1

06/2017/0256

TK020

MD1

06/2017/0324

Former Cottam
Brickworks Cottam
Avenue (21 units)
Land west of The Weald
Preston

None - below 15 unit
threshold
None - below 15 unit
11
threshold
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TK021

MD2

06/2017/0366
& 06/2018/1415
& 06/2018/1415

TK022

n/a

06/2017/0531

TK023

n/a

06/2017/0724
& 06/2019/0925

TK024

MD2

06/2017/0831
& 06/2019/0908

TK025

HS1.14

06/2017/0840

TK026

HS1.14

TK027

Land Nth of Maxy House
Fm Sandy Lane

131 - 137
Market Street West
Park House Farm
Whittingham Lane
Grimsargh
Land north of D’urton
Lane Preston

213

50 Onsite
None - below 15 unit
threshold

64

n/a

30%

15

Committee Report dated 9th
November 2017

n/a

n/a

n/a

n/a

Officer Report and Application
Form

12

12

34

34 Onsite

10

n/a

30%

10

Committee Report dated 5th
October 2017

250

84 Onsite

75

n/a

30%

25

Committee Report dated 5th
December 2019

Land at Inglewhite Rd
(top section of north site)

58

58 Onsite

57

n/a

30%

17

Committee Report dated 9th
November 2017

06/2019/0169

Land at Inglewhite Rd
(top section of north site)

163

120 Onsite

66

n/a

40%

48

Committee Report August 2019

n/a

06/2017/0941
& 06/2019/0166

Land to the rear of 126A
Whittingham Lane

97

94 Onsite

34

n/a

35%

33

Committee Report dated 11th July
2019

TK028

n/a

06/2017/0970

35

35 None - Prior Notification

n/a

n/a

n/a

n/a

Officer Report

TK029

n/a

06/2017/1104

38

35 Combo

8

£274,500

21%

7

Officer Committee Report - 12th
July 2018

n/a

n/a

n/a

Late changes to committee on 8th
August 2019

06/2017/1311
(108 units) &
06/2018/0312
(198 units) &
06/2018/0703
(140 units) &
06/2019/0512
(130 units)
06/2017/1384
& 06/2017/1385
& 06/2019/0585

58 - 60
Guidhall Street
Park House 472
Garstang Rd

Red Rose House and
Elizabeth House
Lancaster Road Preston

130

130 None - Viability

Haydock Grange Hoyles
Lane

245

135 Onsite

87

n/a

33%

45

Planning Statement November
2017

17

17 Onsite

6

n/a

35%

6

Officer Report

68

68 Onsite

68

n/a

100%

68

S106 dated 30th July 2020

25

25 Onsite

8

n/a

30%

8

Officer Report

83

59 Onsite

25

n/a

30%

18

Officer Committee Report dated
4th October 2018

24

24 None - Viability

n/a

n/a

n/a

n/a

Officer Report

-13 Onsite
None - below 15 unit
14
threshold
28 None - Viability

13

n/a

100%

13

n/a

n/a

n/a

n/a

n/a

n/a

n/a

n/a

139 Onsite

139

n/a

100%

139

Application Form
Application Form and Officers
Report
Officer Report
Committee Report dated 2nd
march 2021

TK030

n/a

TK031

MD2

TK032

n/a

06/2017/1432
& 06/2020/0443

Land east of Plumpton
Field Preston

TK033

n/a

06/2018/0242
& 06/2020/0167

TK034

n/a

06/2018/0469

TK035

HS1.14

06/2018/0585

Land off Garstang Road
Preston
6 Winckley Square
Preston
Land to the North of
Whittingham Road,
Longridge, Preston

TK036

n/a

06/2018/0590

TK037

n/a

06/2018/1029

TK038

n/a

06/2018/1174

TK039

n/a

TK040

n/a

06/2018/1276
06/2018/1282
& 06/2020/1400

Land at the junction of
Cumeragh Lane and
Camforth Hall Lane,
Goosnargh, Preston
Rothwell Crescent
St Marys School St
Marys Street
25 Grimshaw Street
Ribbleton Hospital Miller
Road Preston

-13
14
28
139
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TK041

n/a

06/2018/1405

Ingol Golf Club Phase 1
RM (Fellows Homes

45

31 Onsite

14

n/a

31%

10

Committee Report dated 25th April
2019

TK042

n/a

06/2019/0040

Keyfold farm 430
Garstang road

129

50 Onsite

46

n/a

35%

18

Committee Report dated 3rd
October 2020

TK043

MD1
New

Plots 1 - 3 Cottam Hall Land East of Sidgreaves
Lane S of Hoyles Lane &
N of Lea Rd

06/2019/0114

141

84 Onsite

42

n/a

30%

25

Committee Report dated 11th July
2019

TK044

n/a

06/2019/0499

47

47 None - Viability

n/a

n/a

n/a

n/a

Officer Report and Affordable
Housing Statement

TK045

n/a

06/2019/0635

14

14 Onsite

4

n/a

30%

4

S106 dated 26th March 2021

TK046

n/a

06/2019/0752

151

62 Onsite

53

n/a

35%

22

Committee Report dated 3rd
October 2019

TK047

n/a

06/2019/0783

11

11 Onsite

11

n/a

100%

11

TK048

n/a

06/2019/0924
& 06/2020/1150

n/a

n/a

n/a

n/a

TK049

n/a

06/2019/0970

TK050

n/a

06/2019/0974

TK051

n/a

06/2019/0986

TK052

n/a

06/2019/1032

TK053

n/a

06/2019/1049

TK054

n/a

06/2019/1055

TK055

MD2

06/2019/1114

TK056

MD1

06/2019/1210

TK057

n/a

06/2019/1265

TK058

n/a

06/2020/0035

TK059

n/a

06/2020/0050

TK060

n/a

06/2020/0365

TK061

n/a

06/2020/0375

TK062

n/a

06/2020/0413

Sports Hall 1016 Garden Street
217 Garstang Road
Fulwood Preston
Cardwells Farm
Garstang Road Preston
12-14 & 16
Grimshaw Street
Bhailok Court Pole
Street
Land South of
Whittingham Road
Longridge
Land at Sandy gate
Lane Broughton
Deafway Brockholes
Brow Preston
Ingol Golf Club RM
(Bellway)
Land South of
Whittingham Lane
Grimsargh
Land at West Park
Avenue
248 Lightfoot Lane
Canberra Lane
(Sidgreaves Lane, Lea
Road)
St Martins Chapel
Broadway Fulwood
53 Garstang Road
Land to the east of
Tabley Lane Higher
Bartle Preston
Land to the
rear of Maitland House
Maitland Street
Charles House 8/8A
Winckley Square
Ribchester House
Lancaster Road

200

200 None - Viability

24

24 Onsite

24

n/a

100%

24

97

94 Onsite

34

n/a

35%

33

37

37 None - Viability

n/a

n/a

n/a

n/a

Planning Statement dated January
2020
Committee Report dated 2nd
March 2021
Officer Report
Committee Report dated 7th
November 2019
Committee Report dated 6th
August 2020
Committee Report dated th
February 2020

152

100 Onsite

46

n/a

31%

31

66

66 Onsite

23

n/a

34.80%

23

Committee Report dated 5th
December 2019

12

12 Onsite

12

n/a

100%

12

Officer Report

89

89 Onsite

89

n/a

100%

89

Committee Report dated 6th
February 2020

68

20 Onsite

68

n/a

100%

20

Affordable Housing Statement
October 2019

14

14 Onsite

5

n/a

36%

5

Committee Report 3rd March 2020

17

17 None - VBC

n/a

n/a

n/a

n/a

Officer Report

36

36 Onsite

11

n/a

30.50%

11

Committee Report dated 3rd
September 2020

13

13

None - below 15 unit
threshold

n/a

n/a

n/a

n/a

Application Form

70

70 None - Prior Notification

n/a

n/a

n/a

n/a

Officer Report

36

36 None - Prior Notification

n/a

n/a

n/a

n/a

Officer Report
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TK063

n/a

06/2020/0746

Land bounded by
Ainsdale Drive Staveley
Place and Heywood
Road

TK064

HS1.15

06/2020/1118

Former Whittingham
Hospital

TK065

n/a

n/a

TK066

n/a

n/a

Sites 5-9 units
Sites under 5 units
minus 10% discount

13

13 Onsite

13

n/a

100%

13

Officer Report

248

138 Onsite

75

n/a

35%

48

Affordable Housing Scheme
September 2020 and Committee
report dated 4th February 2021

267

267 n/a

n/a

n/a

n/a

n/a

n/a

248

248 n/a

n/a

n/a

n/a

n/a

n/a

6,448

4,075

£2,518,146.79

1,183
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Scope of the consultation
Topic of this
consultation:

This consultation seeks views on options for reforming the rules
governing the use of Right to Buy receipts from the sale of
council housing, and whether we should reform the commitment
that every additional home sold (as a result of the increase in
discounts in 2012) is replaced on a one-for-one basis nationally.

Scope of this
consultation:

This consultation seeks views on the options and invites
consultees to comment as well as respond to specific
questions.
These proposals relate to England only.

Geographical
scope:
Impact
Assessment:

The purpose of the consultation is to seek views on options to
reform the rules governing the use of Right to Buy receipts. Any
policy changes brought forward as a result of the consultation
would be subject to appropriate assessment.

Basic Information
To:
Body/bodies
responsible for
the consultation:
Duration:
Enquiries:
How to respond:

This consultation is open to everyone. It is primarily aimed at
stock-holding English local housing authorities.
Ministry of Housing, Communities and Local Government
This consultation will last for 8 weeks and will close on 9
October 2018.
For any enquiries about the consultation please contact
RTBconsultation@communities.gsi.gov.uk.
Consultation responses should be submitted by online survey:
https://www.surveymonkey.co.uk/r/RTBconsultation
We strongly encourage responses via the online survey,
particularly from organisations with access to online facilities
such as local authorities, representative bodies and businesses.
Should you be unable to respond online we ask that you
complete the pro forma at the end of this document. Additional
information or evidence can be provided in addition to your
completed pro forma.
In these instances you can email your pro forma to:
RTBconsultation@communities.gsi.gov.uk
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Or send to:
Right to Buy Consultation Response
Right to Buy and Local Authority Housing Division
Ministry of Housing, Communities and Local Government
3rd floor,
Fry Building
2 Marsham Street
LONDON
SW1P 4DF
When you reply it would be very useful if you confirm whether
you are replying as an individual or submitting an official
response on behalf of an organisation and include:
your name,
your position (if applicable),
the name of organisation (if applicable),
an address (including post-code),
an email address, and
a contact telephone number
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Introduction
1 The Social Housing Green Paper, “A new deal for social housing”, published today sets
out the Government’s vision for social housing following wide ranging and extensive
engagement with social housing residents and landlords. Social housing remains
central to our supply ambitions, providing a stable base that supports people when they
need it. But our social housing offer must also be one that supports social mobility. The
Green Paper includes a chapter on supply and supporting home ownership which sets
out options to support local authorities to build more homes. These include changing
the rules around how local authorities can use the money raised from Right to Buy
sales in order to make it easier for them to build more homes. This consultation paper
provides the opportunity to comment on these ideas, which are set out in more detail
below. It also sets out options for reforming the commitment that every additional home
sold (as a result of the increase in discounts introduced in 2012) is replaced on a onefor-one basis nationally.

Background
2 Under current Right to Buy legislation, council tenants – and housing association
tenants who transferred with their homes from council landlords – have the right to buy
their home at a discount, with the amount of discount dependent upon the length of
time as a social tenant. Right to Buy discounts are currently a maximum of £108,000 in
London and £80,900 outside of London.
3 In April 2012 the Right to Buy was reinvigorated by the Government and the maximum
Right to Buy discounts were increased. A commitment was also introduced for the first
time that for every additional sale (above the original baseline forecast under the SelfFinancing Settlement), a new affordable home would be provided nationally through
acquisition or new supply. Local authorities could also enter into an agreement with
the Government to retain these additional sales receipts to fund the provision of the
replacement stock.
4 Under the terms of the current agreements, made under Section 11(6) of the Local
Government Act 2003, local authorities are required to spend retained Right to Buy
receipts within three years, and for the receipts to fund no more than 30% of the cost of
a replacement unit. Where a local authority is unable to spend receipts within three
years they have to be returned to the Ministry of Housing, Communities and Local
Government, together with interest of 4% above base rate, to be spent on affordable
housing through Homes England or the Greater London Authority.
5 Statistics released in March 2018 showed for the first time that while the overall
number of homes available for social rent has increased, local authorities have not
been building enough Right to Buy replacements to match the pace of sales and the
commitment that every additional home sold would be replaced on a one-for-one basis
nationally is no longer being met. It is clear that local authorities need to increase their
rate of delivery of new homes if they are to match the growth in sales.

Page 6 of 23

6 The Government recognises that more needs to be done to help councils deliver
replacement homes and have already taken action. Local authorities in high
affordability pressure areas are able to bid for additional Housing Revenue Account
borrowing which can be used alongside their unspent Right to Buy receipts to build
new homes, and we have set a longer-term rent deal to provide investment stability.
7 The Government is aware from engagement with the sector that the current restrictions
around the use of Right to Buy one-for-one receipts are a barrier to delivery.To help
councils build more homes, the Government believes there is a case for greater
flexibility on the use of receipts from Right to Buy sales. In a written Ministerial
statement issued on 29 March 2018, the Government said it would consult further with
the sector on how local authorities can use their Right to Buy receipts, and how to
ensure that we continue to support local authorities to build more council homes.
8 The purpose of this consultation paper is to seek views on options for reforming the
rules governing the use of Right to Buy receipts from the sale of council housing, and
options for reforming the commitment that every additional home sold (as a result of
the increase in discounts in 2012), is replaced on a one-for-one basis nationally.
9 The paper poses a number of specific questions. When responding it would be useful if
you could identify which questions you are answering. The questions are set out in the
attached pro forma.

Options for reforming the rules around the
use of Right to Buy receipts
1. Timeframe for spending Right to Buy receipts
10 Local authorities are currently required to spend their one-for-one Right to Buy receipts
within three years. If the receipts are not spent within three years the authority has to
return them to the Ministry of Housing, Communities and Local Government together
with interest of 4% above base rate. Returned receipts are used through Homes
England or the Greater London Authority for the provision of affordable housing. The
Government is aware that local authorities are frustrated when they have to return
receipts plus interest despite having developments in the pipeline that they could be
used on if they were able to keep them for longer.
11 The Government is not, however, minded to extend the three year deadline for all
receipts as the ambition is still for local authorities to deliver replacements quickly and
local authorities have now had six years since the rules were introduced in 2012 to
build up their experience and capacity to develop and deliver new housing.
12 The Government is considering allowing local authorities to hold receipts they currently
retain for five years instead of three, to give them longer to spend the receipts that they
already have. This would also be helpful for those local authorities that are successful
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in bidding for additional borrowing through the Housing Revenue Account additional
borrowing programme. It would also allow time for the other flexibilities proposed in this
paper to be introduced, which will help make it easier for both existing and future
receipts to be used.
13 If this flexibility was introduced, it would be made clear which receipts would fall under
the five-year rule and which would fall under the three-year rule based on the quarter
the receipts were received.
Question 1:
We would welcome your views on extending the time limit for spending Right to Buy
receipts from three years to five years for existing receipts but keeping the three-year
deadline for future receipts.

2. Cap on expenditure per replacement unit
14 Right to Buy receipts can currently fund no more than 30% of the cost of a replacement
home (whether through acquisition or new build) and local authorities have to find
additional funding for the remaining 70%.
15 The Government believes that this should be feasible for authorities in typically higherdemand areas where the rental stream is sufficient to finance the remaining (up to)
70% through borrowing. However, if an authority is in a high-demand area but up
against its borrowing cap and therefore unable to borrow, or in a low-demand area
where they are able to borrow but rents are too low to finance the required level of
borrowing, this can provide a significant stumbling block. It can also be problematic for
authorities wanting to build homes for social rather than affordable rent, as these
require a greater subsidy than 30%.
16 The Government is therefore considering allowing greater flexibility in the following
circumstances:
a) Increase the cap to 50% of build costs for homes for social rent in areas where
authorities meet the eligibility criteria of the Affordable Homes Programme and can
demonstrate a clear need for social rent over affordable rent; and
b) Allow local authorities to “top-up” insufficient Right to Buy receipts with funding
from the Affordable Homes Programme up to 30% of build cost for affordable rent,
or 50% of build costs for social rent where authorities can demonstrate a need for
social rent, with bids for top-up to be submitted to the Affordable Homes
Programme.
Question 2:
We would welcome your views on allowing flexibility around the 30% cap in the
circumstances set out above, and whether there are any additional circumstances where
flexibility should be considered.
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3. Use of receipts for acquisition
17 Local authorities can use Right to Buy receipts for the acquisition of existing properties
as well as for new build, and acquisitions currently account for around 40% of
replacements. Last-minute high-value acquisitions, where local authorities use receipts
rather than have to return them to the Department together with interest, have been
highlighted as one of the problems affecting replacement. This has an impact on the
level of new supply being achieved through Right to Buy receipts. However, in some
areas acquisition may be cheaper than new build and offer better value for money or
may better reflect local needs. Acquisition can also be effective in bringing empty
properties back into use. The Government does not therefore propose to implement a
blanket ban on acquisition but is considering restricting acquisitons in order to help
drive up new supply.
18 We have considered restricting the use of receipts for acquisition by:
a) introducing a price cap per dwelling based on average build costs at Homes
England and Greater London Authority operating area level;
Table 1 – Average total scheme costs (build cost) by operating area provided by
Homes England and the Greater London Authority. 1
Homes England/GLA
Operating Areas
Midlands
North East, Yorkshire
and the Humber
North West
South East
South West
Inner London
Outer London

Average Total Scheme
Costs (2018/19 prices)
132,000
113,000
122,000
167,000
152,000
268,000
265,000

For example, in the North East or Yorkshire and the Humber areas, it may sometimes
be cheaper to acquire a property for less than £113,000 rather than build a new unit. In
this case, the local authority would be allowed to acquire the property rather than build
a new unit.
However, in London, in most instances, it is likely to be cheaper to build a new property
than to acquire one. Purchases of properties over £265,000 in Outer London and
£268,000 in Inner London would not be allowed.

1

This is based on programme data from the Affordable Homes Programme between 2015-18. These have
been uprated to 2018/19 prices using the Consumer Price Index (CPI) forecasts produced by the Office of
Budget Responsibility from Spring Statement 2018
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or
b) allowing acquisition in certain areas only, for example, where average build costs
are more than acquisition costs.
Our preference is for option a) as option b) would effectively introduce a blanket ban in
some areas, which would prevent acquisition of empty properties in those areas.
Question 3:
We would welcome your views on restricting the use of Right to Buy receipts on the
acquisition of property and whether this should be implemented through a price cap per
unit based on average build costs.

4. Tenure of replacement home
19 Housing built or acquired by local authorities using Right to Buy receipts has to be
provided at affordable or social rent. There can be viability issues in providing homes
under these tenures for some developments and the Government is considering
allowing local authorities flexibility to use receipts for shared ownership housing as well
as for affordable and social rent. This could help with viability in some areas and is in
line with the definition of affordable housing used under the Affordable Homes
Programme.
20 Whilst this flexibility could lead to a reduction in the number of replacements being
offered at affordable or social rent in some areas, this would be a matter for local
authorities to determine in accordance with local needs. We are aware from our
engagement with local authorities that this flexibility is not, in any case, likely to be
taken up in all areas.
Question 4:
We would welcome your views on allowing local authorities to use Right to Buy receipts
for shared ownership units as well as units for affordable and social rent.

5. Changing the way the cost of land is treated
21 Local authorities have to account for their spending and income in a way that satisfies
government regulations. Local authorities include most day-to-day spending and
income within an account called the General Fund. The General Fund includes
spending and income from a range of services including refuse collection, leisure
facilities and community development work. Those authorities with a council-owned
housing stock have a duty to maintain an additional account called the Housing
Revenue Account. The Housing Revenue Account specifically accounts for spending
and income relating to the management and maintenance of the council-owned
housing stock.
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22 The majority of local housing authorities (166) have a Housing Revenue Account. In
other areas, all council homes have been transferred to Housing Associations. The
Housing Revenue Account is governed by strict rules, set out in primary and secondary
legislation which control rents and the type of tenancies that can be offered, and give
tenants the Right to Buy. The Housing Revenue Account is separated from the local
authority’s General Fund by a “ring fence” to prevent council tax payers subsidising
council housing, and vice versa.
23 Where local authorities want to use land in their General Fund to build housing on, they
are required to compensate the General Fund from their Housing Revenue Account for
the value of the land and the value of the land is not counted as a cost in calculating
the authority’s one-for-one expenditure. The Government is considering relaxing this
restriction to allow local authorities to gift land from the General Fund to their Housing
Revenue Account at zero cost, without increasing the Housing Revenue Account
Capital Finance Requirement or increasing borrowing limits by the amount necessary
to transfer land into the Housing Revenue Account. This will make it easier for local
authorities to use land from within their General Fund for housing delivery.
24 We are considering limiting this to land which has been held in the General Fund for a
number of years and are considering whether this should only apply to land which has
not previously been developed or whether to also include land with derelict buildings.
Question 5A:
We would welcome your views on allowing the transfer of land from a local authority’s
General Fund to their Housing Revenue Account at zero cost.
Question 5B:
We would also welcome your views on how many years land should have been held by
the local authority before it can be transferred at zero cost, and whether this should
apply to land with derelict buildings as well as vacant land.

6. Transferring receipts to a Housing Company or Arm’sLength Management Organisation (ALMO)
25 Local authorities are increasingly setting up housing companies as a means of
developing expertise and capacity in delivering new housing. Local authorities are not
currently allowed to transfer Right to Buy receipts to a housing company or to an
Arm’s-Length Management Organisation as the homes built through these
organisations do not come under the Housing Revenue Account and are, therefore, not
subject to the same protections which residents in council homes enjoy. This means
that rents are not set according to government policy and residents are not guaranteed
a right to buy their homes.
26 The Government believes that, in general, social and affordable housing should be built
and managed within a local authority’s Housing Revenue Account so that residents’
rights are protected and they have access to the Right to Buy. Maintaining this
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provision also guarantees the integrity of the ring-fence, protecting both council tenants
and Council Tax payers from their money being used for purposes that will not benefit
them. However, Government recognises that there are occasions where delivering
affordable housing through housing companies might be appropriate, such as where
the Housing Revenue Account cannot sustain new building, and is seeking views on
the use of Right to Buy receipts through these organisations.
27 The Government believes it is important that council social housing residents have the
opportunity to realise their aspirations and become homeowners. Where housing
companies are delivering and retaining affordable homes we expect them to offer an
opportunity for tenants to become homeowners where feasible.
Question 6:
We would welcome your views on whether there are any circumstances where housing
companies or Arm’s-Length Management Organisations should be allowed to use
Right to Buy receipts.

7. Temporary suspension of interest payments
28 If a local authority does not spend their Right to Buy receipts within three years the
receipts have to be returned to the Ministry of Housing, Communities and Local
Government, together with interest of 4% above base rate, to be spent on affordable
housing through Homes England or the Greater London Authority. The intention is to
encourage local authorities to return receipts sooner where they do not have immediate
delivery plans.
29 We know that local authorities would prefer to spend the receipts themselves rather
than return them to be spent by Homes England/Greater London Authority as returned
receipts are not targeted at the local authority area they were returned from. However,
there will be instances where a local authority is unable to spend their receipts within
the timeframe and the Government is considering providing a short window of time
during which local authorities could return receipts without interest.
30 If introduced, we consider that this flexibility would apply for one quarter only and that
local authorities would be given advance notice of the timing to allow decisions to be
taken on whether to return receipts. The period of time the flexibility would operate
would tie in with the current Right to Buy pooling requirement timetable.
Question 7:
We would welcome your views on allowing a short period of time (three months) during
which local authorities could return receipts without added interest.
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8. Other Comments
31 We would welcome your views on other flexibilities which could be introduced to make
it easier for local authorities to deliver new housing with their Right to Buy receipts.
Question 8:
Do you have any other comments to make on the use of Right to Buy receipts and
ways to make it easier for local authorities to deliver replacement housing?

Reforming the replacement commitment
32 With the reinvigoration of Right to Buy in 2012, the Government committed to ensuring
that, for every additional council home sold as a result of the increased discounts, a
replacement home would be provided nationally through acquisition or new build.
33 Under the target as it currently stands, sales by each local authority are measured
against a baseline of sales predicted pre-reinvigoration in 2012. For any sales above
that baseline, councils can choose to keep a proportion of the money to invest in new
housing for affordable and social rent, subject to the conditions set out earlier in the
paper. If a local authority cannot meet these conditions, they must return the money to
the Ministry of Housing, Communities and Local Government to be spent through
Homes England or the Greater London Authority on affordable housing. The target
measures these additional sales against the number of housing starts made by local
authorities, Homes England or the Greater London Authority using the receipts from
the additional sales.
34 The national target has now been missed for the last two quarters. This trend is set to
continue. However, the measurement of the number of homes sold or acquired and the
replacements built which count towards the commitment does not currently include:
- Homes sold by councils within the baseline forecast for Right to Buy sales from
2012
- Homes sold under the preserved Right to Buy
- Council homes sold other than through the Right to Buy
- Homes built by local authorities with grant and other funding
- Affordable homes built by housing associations
35 The current target focuses on the effects of one policy and does not take into account
Government’s other efforts to increase the net supply of social and affordable housing.
The Government has a strong record of supporting the building of new social housing,
which includes the £9 billion Affordable Homes Programme. As such, since 2012, the
number of homes provided for social and affordable rent is 159,000, compared to local
authority Right to Buy sales of 66,000. Taking into account the total net change in
social and affordable rented housing stock, including the Preserved Right to Buy, other
sales and losses due to demolitions, there has been a net increase of 49,000 social
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and affordable rented homes since 2012. Therefore, the Government is consulting on
whether it would be preferable to measure the overall effects of Government policy on
social housing stock, instead of narrowly measuring it against the Right to Buy target.
36 One option would be for the Government to drop the current target and to focus on a
broader measurement that takes into account all the social and affordable housing that
has been sold or lost against the total number of additional social and affordable
housing so that it is clear whether there has been an increase rather than loss overall.
This would mean that all properties sold under the Right to Buy would be included
rather than just those above the baseline forecast in 2012, as well as new social
housing bought or built by local authorities and housing associations, regardless of how
this has been funded.
Question 9:
Should the Government focus be on a wider measurement of the net increase in the
supply of all social and affordable housing instead of the current measurement of
additional homes sold and replaced under the Right to Buy? If the target were to
change, we would welcome your views on what is the best alternative way to
measure the effects of Government policies on the stock of affordable housing.
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About this consultation
This consultation document and consultation process have been planned to adhere to the
Consultation Principles issued by the Cabinet Office.
Representative groups are asked to give a summary of the people and organisations they
represent, and where relevant who else they have consulted in reaching their conclusions
when they respond.
Information provided in response to this consultation, including personal data, may be
published or disclosed in accordance with the access to information regimes (these are
primarily the Freedom of Information Act 2000 (FOIA), the Data Protection Act 2018
(DPA), and the Environmental Information Regulations 2004.
If you want the information that you provide to be treated as confidential, please be aware
that, as a public authority, the Department is bound by the Freedom of Information Act and
may therefore be obliged to disclose all or some of the information you provide. In view of
this it would be helpful if you could explain to us why you regard the information you have
provided as confidential. If we receive a request for disclosure of the information we will
take full account of your explanation, but we cannot give an assurance that confidentiality
can be maintained in all circumstances. An automatic confidentiality disclaimer generated
by your IT system will not, of itself, be regarded as binding on the Department.
The Ministry of Housing, Communities and Local Government will process your personal
data in accordance with the law and in the majority of circumstances this will mean that
your personal data will not be disclosed to third parties. A full privacy notice is included at
Annex A.
Individual responses will not be acknowledged unless specifically requested.
Your opinions are valuable to us. Thank you for taking the time to read this document and
respond.
Are you satisfied that this consultation has followed the Consultation Principles? If not or
you have any other observations about how we can improve the process please contact us
via the complaints procedure.
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Annex A: Personal data
The following is to explain your rights and give you the information you are entitled to
under the Data Protection Act 2018.
Note that this section only refers to your personal data (your name, address and anything
that could be used to identify you personally) not the content of your response to the
consultation.
1. The identity of the data controller and contact details of our Data Protection
Officer
The Ministry of Housing, Communities and Local Government (MHCLG) is the data
controller. The Data Protection Officer can be contacted at
dataprotection@communities.gsi.gov.uk
2. Why we are collecting your personal data
Your personal data is being collected as an essential part of the consultation process so
that we can contact you regarding your response and for statistical purposes. We may also
use it to contact you about related matters.
3. Our legal basis for processing your personal data
The Data Protection Act 2018 states that, as a Government department, MHCLG may
process personal data as necessary for the effective performance of a task carried out in
the public interest, e.g. a consultation.
3. With whom we will be sharing your personal data
Personal data will not be shared outside of MHCLG. Any data that is shared beyond
MHCLG will be anonymised.
4. For how long we will keep your personal data, or criteria used to determine the
retention period.
Your personal data will be held for two years from the closure of the consultation.
5. Your rights, e.g. access, rectification, erasure
The data we are collecting is your personal data, and you have considerable say over
what happens to it. You have the right:
a.
to see what data we have about you
b.
to ask us to stop using your data, but keep it on record
c.
to ask to have all or some of your data deleted or corrected
d.
to lodge a complaint with the independent Information Commissioner (ICO) if you
think we are not handling your data fairly or in accordance with the law. You can contact
the ICO at https://ico.org.uk/, or telephone 0303 123 1113.
6. The Data you provide directly will be stored by Surveymonkey on their servers in
the United States. We have taken all necessary precautions to ensure that your
rights in terms of data protection will not be compromised by this.
7. Your personal data will not be used for any automated decision making.
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8. Your personal data will be stored in a secure government IT system. Data
provided to Survey Monkey will be moved from there to our internal systems by
March 2019.
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Annex B: Consultation response proforma
If you are responding by email or in writing, please reply using this questionnaire proforma, which should be read alongside the consultation document. If you are completing
the form online you are able to expand the comments box should you need more space.
Your Details (Required fields are indicated with an asterix(*))
Family Name (Surname)*
First Name*
Title
Address
City/Town*
Postal Code*
Telephone Number
Email Address*
Are the views expressed on this consultation your own personal views or an official
response from an organisation you represent?* (please tick as appropriate)

☐Personal View
☐Organisational Response
Name of Organisation (if applicable)

If you are responding on behalf of an organisation, please tick the box which best describes
your organisation.

☐Local Authority (including National Parks, Broads Authority, the Greater London Authority
and London Boroughs)

☐Neighbourhood Planning Body/Parish or Town Council
☐Private Sector organisation (including housebuilders, housing associations, businesses,
consultants)

☐Trade Association /Interest Group/Voluntary or Charitable organisation
Other (Please specify)
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Options for reforming the rules around the
use of Right to Buy receipts
Timeframe for spending Right to Buy receipts
Question 1:
We would welcome your views on extending the time limit for spending Right to Buy
receipts from three years to five years for existing receipts but keeping the three year
deadline for future receipts.
Please enter your comments here

Cap on expenditure per replacement unit
Question 2:
We would welcome your views on allowing flexibility around the 30% cap in the
circumstances set out in the consultation paper, and whether there are any additional
circumstances where flexibility should be considered.
Please enter your comments here
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Use of receipts for acquisition
Question 3:
We would welcome your views on restricting the use of Right to Buy receipts on the
acquisition of property and whether this should be implemented through a price cap per
unit based on average build costs.
Please enter your comments here

Tenure of replacement home
Question 4:
We would welcome your views on allowing local authorities to use Right to Buy receipts for
shared ownership units as well as units for affordable and social rent.
Please enter your comments here
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Changing the way the cost of land is treated
Question 5A:
We would welcome your views on allowing the transfer of land from a local authority’s
General Fund to their Housing Revenue Account at zero cost.
Please enter your comments here

Question 5B:
We would also welcome your views on how many years land should have been held by
the local authority before it can be transferred at zero cost, and whether this should apply
to land with derelict buildings as well as vacant land.
Please enter your comments here

Transferring receipts to a Housing Company or Arm’s-Length Management
Organisation (ALMO)
Question 6:
We would welcome your views on whether there are any circumstances where housing
companies or Arm’s-Length Management Organisations should be allowed to use Right to
Buy receipts.
Please enter your comments here
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Temporary suspension of interest payments
Question 7:
We would welcome your views on allowing a short period of time (three months) during
which local authorities could return receipts without added interest.
Please enter your comments here

Other comments
Question 8:
Do you have any other comments to make on the use of Right to Buy receipts and ways to
make it easier for local authorities to deliver replacement housing?
Please enter your comments here
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Reforming the replacement commitment
Question 9:
Should the Government focus be on a wider measurement of the net increase in the
supply of all social and affordable housing instead of the current measurement of
additional homes sold and replaced under the Right to Buy? If the target were to change,
we would welcome your views on what is the best alternative way to measure the effects
of Government policies on the stock of affordable housing.
Please enter your comments here
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Appendix AG11
National Housing Federation North West Home Truths report
2020/21

Solving the housing crisis
Housing associations are united by a single purpose – to ensure everyone
in the country can live in a quality home that they can afford.
We meet shifting housing needs by building more homes, by providing
extra support when it’s needed and by innovating to tackle the
challenges people face.
We generate income which doesn’t go to shareholders so we can reinvest
all our profits in homes and communities. That's what we have always
done; it's what we will always do.
If you share our sense of purpose, we want to work with you. If you want
to end the housing crisis, you need to work with us.

North West

England

£200,179

£309,678

Home Truths

Average (mean) house
prices in 2019/20

The housing crisis in
the North West

Mean annual earnings in
2019/20

£27,607

£30,248

Created in September 2021

Ratio of house prices to
incomes in 2019/20

7

10

Mean monthly private
sector rents in 2019/20

£629

£843

Unemployment rate in
2019/20

4%

3.9%
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North West

England
North West
Blackburn with Darwen UA
Blackpool UA
Cheshire East UA
Cheshire West and Chester UA
Halton UA
Warrington UA
Cumbria
Allerdale
Barrow-in-Furness
Carlisle
Copeland
Eden
South Lakeland
Greater Manchester (Met County)
Bolton
Bury
Manchester
Oldham
Rochdale
Salford
Stockport
Tameside
Trafford
Wigan
Lancashire
Burnley
Chorley
Fylde
Hyndburn
Lancaster
Pendle

Average
(mean)
house
prices in
2019/20 1

Mean
annual
earnings in
2019/20 2

Ratio of
house
prices to
incomes in
2019/20 3

Income
required for
80%
mortgage
in
2019/20 4

£309,678
£200,179

£30,248
£27,607

10
7

£70,784
£45,755

£143,884
£125,784
£290,556
£243,199
£168,336
£230,230
£197,562
£190,676
£146,271
£161,242
£147,318
£232,941
£283,959
£204,677
£164,477
£199,067
£214,968
£158,732
£160,323
£195,098
£265,157
£167,469
£343,282
£161,592
£181,522
£113,616
£203,641
£226,917
£121,082
£184,797
£134,038

£23,046
£22,417
£31,580
£30,524
£29,978
£28,439
£28,746
£30,082
£28,517
£26,889
£36,150
£24,216
£26,666
£27,139
£25,007
£27,326
£25,761
£24,575
£24,534
£27,368
£30,727
£24,274
£33,301
£27,076
£26,406
£25,912
£27,248
£30,488
£23,587
£25,771
£22,568

6
6
9
8
6
8
7
6
5
6
4
10
11
8
7
7
8
7
7
7
9
7
10
6
7
4
8
7
5
7
6

£32,888
£28,751
£66,413
£55,588
£38,477
£52,624
£45,157
£43,583
£33,433
£36,855
£33,673
£53,244
£64,905
£46,783
£37,595
£45,501
£49,136
£36,282
£36,645
£44,594
£60,607
£38,279
£78,464
£36,935
£41,491
£25,969
£46,547
£51,867
£27,676
£42,239
£30,637

Mean
monthly
private
sector
rents in
2019/20 5

Unemployment Housing
rate in
Benefit
2019/20 6
claimants total in
employment
(and not
Passported)
%7
£843
3.9%
17.3%
£629
4%
10.5%
£503
£538
£787
£686
£547
£649
£545
£519
£544
£488
£511
£571
£693
£695
£583
£632
£838
£576
£532
£751
£754
£562
£880
£517
£570
£469
£591
£610
£482
£574
£498

4.9%
5.8%
4.2%
2.3%
2.7%
3.2%
2.9%
3.4%
5%
2.9%
3.6%
1.7%
1.8%
4.7%
6.3%
3.9%
6.1%
4.6%
5%
4.9%
3.5%
4.5%
3.5%
4.1%
2.6%
5.3%
3.3%
2.6%
4.3%
4.5%
4.5%

6.8%
11.6%
12%
11.1%
4.4%
10.7%
8.9%
7.5%
7.3%
9%
7.4%
10%
13.3%
12.2%
11.3%
11.7%
14.4%
14.9%
10.4%
12.5%
11.6%
10.8%
12.3%
8.3%
9.7%
9.1%
10.7%
11.2%
7.6%
8.8%
10.6%

Long-term
empty
homes in
2020 8

Second
homes in
2020 9

Total
housing
association
affordable
homes in
2018/19 10

268,385
44,560

262,953
29,177

2,753,583
518,363

1,155
1,769
2,002
1,552
506
797
5,082
827
969
1,011
677
559
1,039
12,607
1,689
974
1,455
1,227
1,409
1,052
1,879
982
829
1,111
7,794
780
576
714
656
932
765

224
649
1,641
932
117
506
8,267
1,328
339
559
905
1,306
3,830
11,759
549
258
6,671
260
35
2,026
594
139
758
469
3,282
166
150
591
67
712
192

11,821
2,462
21,973
20,008
14,693
15,100
31,636
8,973
943
7,902
6,051
2,743
5,024
203,440
25,906
5,039
52,374
18,970
21,106
30,150
7,277
22,292
16,050
4,276
59,396
6,152
7,168
3,001
4,992
3,100
4,668
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North West

Preston
Ribble Valley
Rossendale
South Ribble
West Lancashire
Wyre
Merseyside (Met County)
Knowsley
Liverpool
Sefton
St Helens
Wirral

Average
(mean)
house
prices in
2019/20 1

£171,515
£263,303
£160,374
£185,456
£217,399
£185,436
£174,899
£159,853
£154,127
£203,645
£153,439
£194,604

Mean
annual
earnings in
2019/20 2

£25,272
£30,108
£25,428
£27,576
£27,243
£25,958
£27,633
£27,503
£28,449
£27,279
£26,510
£27,492

Ratio of
house
prices to
incomes in
2019/20 3

Income
required for
80%
mortgage in
2019/20 4

7
9
6
7
8
7
6
6
5
8
6
7

Mean
monthly
private
sector rents
in 2019/20 5

£39,203
£60,184
£36,657
£42,390
£49,691
£42,385
£39,977
£36,538
£35,229
£46,547
£35,072
£44,481

Unemployment
rate in
2019/20 6

£559
£689
£553
£609
£583
£574
£565
£582
£557
£581
£539
£577

3.4%
2.1%
3.3%
2.5%
3.8%
3.2%
3.7%
3.5%
4.1%
3%
4.1%
3.6%

Housing
Benefit
claimants total in
employment
(and not
Passported)
%7
12.2%
10.6%
5.4%
11.8%
5.7%
11.6%
8.8%
5.3%
9.7%
8%
6.4%
10.6%

Long-term
empty
homes in
2020 8

1,304
191
536
560
687
93
11,296
1,056
4,631
2,155
1,223
2,231

Second
homes in
2020 9

Total
housing
association
affordable
homes in
2018/19 10

715
219
123
76
116
155
1,800
41
186
411
537
625

1. ONS - HPSSA Dataset 12a. Date range: 95/96-19/20. Next update: Sept 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
2. ONS - ASHE Table 8. Date range: 01/02-19/20. Next update: Oct 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
3. National Housing Federation analysis. Date range 01/02-19/20. Next update: Oct 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
4. National Housing Federation analysis. Date range 95/96-19/20. Next update: Sept 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
5. ONS - Private Rental Market. Date range: 10/11-19/20. Next update: Dec 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
6. ONS - NOMIS model-based estimates. Date range: 04/05-19/20. Next update: Jul 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
7. Calculated from DWP - Stat-Xplore. Date range: 08/09-19/20. Next update: Aug 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2019=2019/20).
8. MHCLG - Table 615 Vacant Dwellings by LA district. Date range: Oct 2004-Oct 2020. Next update Mar 2022.
9. MHCLG - Council Taxbase: LA level data. Date range: September 2010 - September 2020. Next update Nov 2021.
10. Homes England - Statistical Data Return 2019. Date range: 11/12-18/19. Next update Feb 2021. PLEASE NOTE: DATES ARE FINANCIAL YEAR (2018=2018/19).
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11,999
2,420
4,718
5,471
1,695
4,012
137,834
18,511
59,395
19,253
17,606
23,069
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HOME TRUTHS 2011

Fixing our broken housing market

The housing market is failing
The North West is taking a disproportionate hit from
public spending cuts. It is suffering the highest percentage
loss of public sector jobs of any area, and looks set to
lose government funding of £68m as a result of the New
Homes Bonus policy, the worst outcome for any region.
These are disadvantages the North West can ill afford.
They will have serious consequences for the regional
economy and housing market. Social housing is already
under enormous strain. Housing waiting lists grew by
almost 7% last year, the fastest increase in the country.
More than 250,000 households are now waiting for an
affordable home in the region.
And, despite the recession, buying a home remains
beyond the financial reach of too many families, with
continuing high prices, high deposit requirements and
restricted mortgage supply.
Housing associations are doing their best to make a
difference. In 2010/11 they provided 4,120 new affordable
homes, including 442 low cost home ownership
properties, and they now house one in every seven
North West households.
But the region needs more government support. We are
seeing the damaging effects of housing market failure.
There are still some areas of low demand housing,
acting as a brake on regional economic development.
To fix the broken market, ministers should implement
a range of measures that ensure housing continues to
be built at scale, remains affordable and is effectively
regulated across all sectors.
2
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We need more affordable homes
The housing and economic challenge
• Despite the recession, house prices in the North West
are still 16% higher than in 2005 and 126% higher than
ten years ago. A 25% deposit on the average home
costs £40,000, twice the average regional salary.1,2,3
• The average house price in the North West in 2010
was £159,805, more than eight times the average
regional income.1,2
• Only 9,250 new homes were built in the North West
in 2010/11, providing homes for just 43% of the
21,520 new households estimated to form in the
region each year.4
• Housing waiting lists in the North West have been
the fastest growing in England over the past five
years. One in 12 households is now on a waiting list.4
• Over 3,880 households were accepted as homeless
by local authorities in the region in 2010/11.4
• At 8.6%, the unemployment rate in the North West is
higher than the national average and the region’s jobs
are the hardest hit by cuts in the public sector.5
Housing associations are meeting these challenges
• In 2010/11, housing associations in the North West
built or refurbished 4,120 affordable homes, an
increase of 28% on the previous year, despite tough
economic conditions.6
• In the five years to 2008, housing associations invested
over £25m in employment and enterprise schemes in
the region, helping to create over 3,500 jobs.7
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Fixing our broken housing market

ENGLAND
NORTH WEST
Blackburn with Darwen UA
Blackpool UA
Cheshire East UA
Cheshire West and Chester UA
Halton UA
Warrington UA
Chester
Congleton
Crewe and Nantwich
Ellesmere Port and Neston
Macclesfield
Vale Royal
Cumbria
Allerdale
Barrow-in-Furness
Carlisle
Copeland
Eden
South Lakeland
Greater Manchester
Bolton
Bury
Manchester
Oldham
Rochdale
Salford
Stockport
Tameside
Trafford
Wigan
Lancashire
Burnley
Chorley
Fylde
Hyndburn
Lancaster
Pendle
Preston
Ribble Valley
Rossendale
South Ribble
West Lancashire
Wyre
Merseyside
Knowsley
Liverpool
St. Helens
Sefton
Wirral

Average
(mean)
house
prices
2010¹

Average
lower value
house prices
2010¹

Average
(median)
incomes
20102

Gross annual
income
needed for
a mortgage
(75% at 3.5x)¹

Ratio of
house
prices to
incomes1,2

£240,033
£159,805
£114,755
£113,232
£231,940
£198,398
£139,596
£184,482
£217,448
£207,035
£180,181
£164,520
£294,418
£191,255
£171,004
£166,152
£114,025
£140,433
£133,590
£211,913
£240,467
£152,971
£131,462
£146,763
£146,543
£128,539
£124,096
£132,310
£190,757
£123,027
£248,180
£125,387
£152,578
£89,441
£169,091
£200,145
£98,459
£155,682
£111,342
£139,665
£217,443
£129,317
£162,479
£194,899
£160,803
£145,992
£114,851
£130,707
£132,055
£168,539
£162,625

£125,000
£91,000
£69,000
£80,000
£123,000
£120,000
£81,000
£106,950
N/A
N/A
N/A
N/A
N/A
N/A
£95,000
£92,000
£71,000
£87,491
£78,000
£135,000
£145,000
£88,775
£75,500
£92,500
£91,000
£80,000
£76,375
£80,000
£116,000
£83,000
£131,000
£80,000
£90,000
£50,000
£108,000
£125,000
£62,000
£102,038
£57,000
£85,000
£130,000
£80,000
£113,000
£120,000
£108,875
£88,000
£80,000
£77,000
£81,500
£110,000
£100,000

£21,398
£19,828
£18,039
£15,995
£20,992
£20,670
£18,600
£22,282
£21,029
£21,835
£19,474
£20,498
£22,303
£20,446
£19,058
£19,479
£19,843
£18,663
£25,761
£15,075
£18,840
£19,932
£18,465
£21,752
£18,195
£19,391
£20,524
£19,063
£21,663
£19,037
£23,093
£20,030
£19,526
£18,736
£20,405
£21,772
£19,510
£19,334
£18,585
£18,039
£22,417
£17,493
£20,342
£21,445
£17,758
£20,036
£19,895
£20,571
£19,661
£18,970
£21,060

£51,436
£34,244
£24,590
£24,264
£49,701
£42,514
£29,914
£39,532
£46,596
£44,365
£38,610
£35,254
£63,090
£40,983
£36,644
£35,604
£24,434
£30,093
£28,626
£45,410
£51,529
£32,779
£28,170
£31,449
£31,402
£27,544
£26,592
£28,352
£40,876
£26,363
£53,181
£26,869
£32,695
£19,166
£36,234
£42,888
£21,098
£33,360
£23,859
£29,928
£46,595
£27,711
£34,817
£41,764
£34,458
£31,284
£24,611
£28,009
£28,297
£36,115
£34,848

11.2
8.1
6.4
7.1
11.0
9.6
7.5
8.3
10.3
9.5
9.3
8.0
13.2
9.4
9.0
8.5
5.7
7.5
5.2
14.1
12.8
7.7
7.1
6.7
8.1
6.6
6.0
6.9
8.8
6.5
10.7
6.3
7.8
4.8
8.3
9.2
5.0
8.1
6.0
7.7
9.7
7.4
8.0
9.1
9.1
7.3
5.8
6.4
6.7
8.9
7.7

Average lower value house prices are based on lower quartile house prices, i.e. the value below which the 25% lowest lie
N/A Data not available

4

Page 4 of 8

Total LA
rented
homes
20103

Total HA
rented
homes
20104

1,767,872 2,242,657
153,028 425,375
1
11,315
5,321
1,934
23
18,776
5,645
16,006
40
13,678
8,645
5,224
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
5,931
26,561
3
8,585
2,717
750
24
7,402
0
6,277
0
2,331
3,187
1,216
117,187 145,172
18,145
7,188
8,404
4,318
18,107
51,856
13,799
6,912
13,772
7,402
10,519
21,124
11,595
5,761
0
21,709
0
15,753
22,846
3,149
10,134
52,231
0
5,799
0
5,832
0
2,304
5
4,905
3,810
2,114
0
4,525
0
10,938
4
1,784
0
4,568
0
4,995
6,315
907
0
3,560
101
134,478
0
18,056
101
57,960
0
17,199
0
18,729
0
22,534

All new
HA homes
completed
with HCA
funding
2009/105

New
lettings
made
by LAs
2009/103

47,499
3,219
140
14
49
30
138
109
98
56
60
10
116
11
228
97
0
18
36
44
33
1,031
65
29
244
142
28
230
64
84
105
40
348
34
39
38
10
5
2
15
86
46
16
22
35
781
60
314
120
115
172

154,163
17,988
0
801
0
520
0
1,079
N/A
N/A
N/A
N/A
N/A
N/A
546
0
293
0
0
0
253
13,980
2,099
967
3,422
1,394
1,931
964
1,214
0
0
1,989
1,062
0
0
0
0
470
0
0
0
0
0
592
0
0
0
0
0
0
0

New
Households
lettings
on waiting
made
list 20103
by HAs
2009/104

184,137
34,504
995
155
1,421
989
1,119
476
N/A
N/A
N/A
N/A
N/A
N/A
2,353
798
28
727
471
207
122
11,927
662
312
3,713
523
611
2,029
489
2,061
1,227
300
4,325
561
293
167
287
407
365
900
119
408
443
82
293
10,744
1,479
4,864
1,427
1,260
1,714

Change in
affordable
housing stock
(HA and LA)
2005-103,4

Change in
affordable
lettings (HA and
LA) 2005-103,4

1,751,982 -35,593 -1% -33,892 -9.1%
253,521 -19,585 -3% -7,004 -11.8%
5,526
-199 -2% -540 -35.2%
6,769
63
1%
-143 -13.0%
6,896
106
1% 1,421
N/A
12,568
-271 -1% 1,509
N/A
2,751
-625 -4% -257 -18.7%
10,016
-132 -1%
52
3.5%
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
18,191
-978 -3% -435 -13.0%
1,775
-126 -1%
-68
-7.9%
1,506
-133 -4% -207 -39.2%
6,987
-422 -5%
5
0.7%
3,677
-492 -7% -100 -17.5%
930
79
4%
-11
-5.0%
3,316
116
3%
-54
-12.6%
106,652 -10,213 -4% -2,533 -8.9%
24,226
-622 -2%
-21
-0.8%
2,450
-126 -1%
-38
-2.9%
22,448
-2,509 -3% -134
-1.8%
6,414
-1,473 -7% -761 -28.4%
3,631
-1,901 -8% -391 -13.3%
14,492
-1,436 -4% -775 -20.6%
7,626
-389 -2%
209
14.0%
7,839
-455 -2%
346
20.2%
12,853
-207 -1% -539 -30.5%
4,673
-1,095 -4% -429 -15.8%
19,643
-1,079 -2% -1,788 -24.9%
491
-191 -3%
-61
-9.8%
765
141
2%
-395 -57.4%
2,971
38
2%
-24
-12.6%
2,842
4
0%
-280 -49.4%
1,872
-133 -2%
272
45.0%
1,673
-215 -5% -241 -39.8%
2,458
-298 -3% -764 -45.9%
739
78
5%
-18
-13.1%
1,844
-234 -5% -145 -26.2%
1,543
118
2%
93
26.6%
2,438
-548 -7% -249 -27.0%
7
161
5%
24
8.9%
64,509
-6,257 -4% -1,133 -9.5%
2,024
-1,220 -6%
155
11.7%
21,238
-4,020 -6% -325
-6.3%
5,378
-465 -3% -109
-7.1%
16,645
-423 -2% -609 -32.6%
19,224
-129 -1% -245 -12.5%

Figures shown in italics are estimates
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What the Government should do
To fix the broken North West housing market,
the Government should:
• Make a renewed commitment to building the homes
the region needs at scale
• Identify housing as a key driver of economic activity
in the North West
• Deliver a reformed planning system that supports
the building of affordable homes, ensuring that private
developers continue to build social housing on sites
of private development across the region through the
use of planning gain
• Ensure that councils in the North West undertake
robust housing needs assessments on which to base
future development plans
• Place a greater emphasis in the planning framework
on providing suitable housing options for older people
and specialist housing for others with support needs
• Identify suitable surplus public land and make it
available for the building of affordable homes
• Restore £300m annual funding to support and
restructure failing housing markets
• Encourage the banks to increase mortgage availability
• Regulate the private rented sector to tackle the
problem of rogue landlords
• Abandon plans for an overall benefits cap for
each family
• Drop proposals to cut housing benefit for social
housing tenants deemed to be under-occupying their
homes, and
• Maintain the right of social housing tenants to have
their housing benefit paid direct to their landlord.
6
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Sources
1. Land Registry data, 2000, 2005 and 2010
2. Annual Survey of Hours and Earnings (ASHE), 2010
3. Gross income required for 75% mortgage at 3.5x median
regional income
4. Communities and Local Government (CLG) statistics,
2005, 2010 and 2011
5. Office for National Statistics, North West regional profile
and labour force surveys, 2011
6. Homes and Communities Agency (HCA), 2011
7. Northern Lights, National Housing Federation, 2006

The facts in this booklet use the latest available
official government statistics at the time of going
to print. In some areas, the National Housing
Federation has carried out additional analysis to
draw out the social and economic implications of
the figures. The commentary is our own. Some of
this data is © Crown copyright.
For more information contact our research and
futures team on 020 7067 1188.
Footnotes to tables
1. Land Registry, 2010
2. Annual Survey of Hours and Earnings (ASHE), 2010
3. Communities and Local Government Housing Statistics Live Tables, 2010
4. Tenant Services Authority, Regulatory and Statistical Return, 2010
5. Homes and Communities Agency completions data, 2009/10
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Home truths 2011 shows that:
• Housing waiting lists in the North West are
growing faster than in any other region
• The North West is building less than
half the homes it needs each year
• The region is suffering disproportionate
damage from public spending cuts.

The National Housing Federation represents 1,200 independent,
not-for-profit housing associations in England and is the voice of
affordable housing. Our members provide two and a half million
affordable homes for more than five million people.
National Housing Federation
City Point, 701 Chester Road, Manchester M32 0RW
Tel: 0161 848 8132 Email: north@housing.org.uk
www.housing.org.uk www.inbiz.org
Download all the Home truths booklets from:
www.housing.org.uk/hometruths
Written by Simon Graham at Blue Sky.
Design by SPY Design and Publishing.
Produced by the National Housing Federation,
(October 2011).

Cover printed on 300 gsm, text on 150 gsm Greencoat Velvet
(80% recycled post-consumer fibre).
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First-time buyer housing affordability in
England and Wales: 2017
Analysis of house prices and earnings for prospective first-time buyers, as well as
purchase prices and incomes of previous first-time buyers.
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1 . Main points
Prospective first-time home buyers in London in 2017 could expect to spend 13 times their earnings on
property, compared with 5.5 times in the North East.
London was the least affordable region for prospective first-time buyers in 14 of the last 19 years, with the
North East the most affordable for 18 of the last 19 years.
Housing became less affordable for those who bought their first house in 78% of local authorities in 2017
compared with the previous year.

2 . Introduction
Interest in housing affordability has been widespread in recent years and statistics showing affordability ratios
have been used to shed light on this issue. Less is known about housing affordability for first-time buyers,
including affordability for people looking to purchase a residential property for the first time, as well as those who
have been able to purchase a residential property for the first time, and how these two groups differ. The industry
group UK Finance showed that 2017 saw the highest number of first-time buyer mortgages since 2006 , but
questions have continued to be raised about first-time buyer affordability and how it has changed in recent years.
This article explores data from the Annual Survey of Hours and Earnings (ASHE), House Price Statistics for Small
Areas (HPSSA) and UK Finance (previously the Council of Mortgage Lenders) to provide insights into the
affordability of first-time buyer homes in recent years.

3 . Things you need to know about this release
The first measure of first-time buyer housing affordability uses lower quartile price paid for residential properties,
based on the assumption that first-time buyers are likely to purchase properties towards the lower end of prices in
the housing market. Lower quartile house prices are then divided by median gross annual workplace-based
earnings for full-time workers aged 22 to 29 years to create an estimated first-time buyer affordability ratio. The
industry group UK Finance estimates the average age of first-time buyers to be around 30 years old , and so
many of those saving to purchase a house for the first time are likely to be in the 22 to 29 age group. We refer to
this measure as prospective first-time buyer affordability.
Earnings data are used in the calculation of prospective first-time buyer affordability because these are available
for a range of subnational geographies, including local authority districts, although earnings do not account for all
possible sources of income. Earnings data are from the Annual Survey of Hours and Earnings and refer to
median gross earnings of full-time employees aged 22 to 29 years, drawn from a sample of HM Revenue and
Customs Pay As You Earn (PAYE) records. This means that income recorded through Self-Assessment
(including income received from self-employment, property rental and investments) and earnings from part-time
workers are not included in this measure of affordability.
Workplace-based earnings refer to the earnings recorded for the area in which the employee works, as opposed
to residence-based earnings, which refer to the area in which the employee lives. Residence-based earnings by
age group are not available, so only workplace-based earnings are used in the calculation of prospective firsttime buyer affordability ratios. For a discussion on the effect of both workplace-based and residence-based
earnings on housing affordability, see our Housing affordability in England and Wales: 2016 publication .
A limitation to this method of calculating prospective first-time buyer affordability is that not all first-time buyers are
aged between 22 and 29 years, and lower quartile house prices do not reflect the actual purchase price paid by
all first-time buyers. Furthermore, this affordability measure is only an indication of an individual’s affordability and
so does not apply to those who purchase a property with other people.
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The second measure of first-time buyer housing affordability explored in this article uses a subset of mortgages
data from UK Finance. It is calculated by dividing the median price paid for a residential property by first-time
buyers purchasing with a mortgage, by the median gross annual income of the mortgage applicants. This
measure provides an indication of the house purchase affordability for first-time buyers who have been able to
purchase a property either individually or jointly, but it does not include first-time buyers who purchased a
property without a mortgage. We refer to this measure as first-time buyer purchase affordability.
The statistical datasets we have produced using UK Finance data are not published alongside this article
because our agreement with UK Finance does not currently permit this.
The first-time buyer indicator in the UK Finance data is a self-identified label and the definition of this may vary
between banks and building societies.

4 . Increasing regional affordability gap for prospective firsttime buyers
By making some assumptions about the age and house prices for prospective first-time buyers, we can analyse
affordability for people who may want to buy a house. We obtain an affordability ratio for prospective first-time
buyers by dividing lower quartile house prices by median gross annual workplace-based earnings for full-time
workers aged 22 to 29 years. We refer to this measure as prospective first-time buyer affordability.
Prospective first-time buyers could expect to spend 13 times their workplace-based annual earnings to purchase
a property in London in 2017, compared with 5.5 times their earnings to purchase a property in the North East
(the least and most affordable regions respectively).
Figure 1 shows prospective first-time buyer affordability for English regions and Wales in 2017. Regions with a
lower affordability ratio are more affordable for prospective first-time buyers, while higher affordability ratios
indicate less affordable regions. The South West, East, South East and London had a higher prospective firsttime buyer affordability ratio than the rest of the English regions and Wales.
Out of all the English regions and Wales, the third most affordable for prospective first-time buyers was Wales,
with a prospective affordability ratio of 6.5. Amongst English regions, there is a noticeable geographical divide,
with regions in the north and midlands ranging from 5.5 (North East) to 8.0 (East Midlands) and those in the
greater South East and South West ranging from 10.1 (South West) to 13.0 (London).
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Figure 1: Prospective first-time buyer affordability ratios, by region
England and Wales, 2017

Source: House Price Statistics for Small Areas and Annual Survey of Hours and Earnings, Office for National Statistics
Notes:

1. Prospective affordability ratios were calculated by dividing lower quartile house prices by median gross
annual workplace-based earnings for full-time workers aged 22 to 29 years.

London was the least affordable region for prospective first-time buyers in 14 of the last 19 years. The North East
was the most affordable region for 18 of the last 19 years. Figure 2 shows that between 1999 and 2017,
prospective first-time buyer affordability ratios have increased faster in London than in the North East. Since
1999, the prospective first-time buyer affordability ratio in London has increased by 235% (from 3.89 to 13.03 last
year). In the North East, the ratio has increased by 122% since 1999 (from 2.46 to 5.46 last year). The larger
increases for affordability ratios in London were driven by increases between 2013 and 2017, while the North
East had relatively smaller increases.
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Figure 2: Prospective first-time buyer affordability ratios
London and North East, 1999 to 2017

Source: House Price Statistics for Small Areas and Annual Survey of Hours and Earnings, Office for National Statistics
Notes:

1. Prospective affordability ratios were calculated by dividing lower quartile house prices by median gross
annual workplace-based earnings for full-time workers aged 22 to 29 years.

5 . Increasing prospective affordability ratios in London
driven by lower quartile house prices
Figure 3 shows indices of lower quartile price paid for residential properties and median gross annual workplacebased earnings for full-time workers aged 22 to 29 years in London between 1999 and 2017. These are the
measures used to calculate the first-time buyer affordability ratio. The increase in the prospective first-time buyer
affordability ratio in London has for the most part been driven by increases in lower quartile house prices.
Median gross annual earnings for full-time employees aged 22 to 29 years remained relatively unchanged and
even decreased slightly between 2012 and 2013. Lower quartile house prices in London increased
proportionately more than earnings in 17 of the last 18 years, which contributed to the worsening of prospective
first-time buyer housing affordability.
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Figure 3: Indices of prospective first-time buyer house prices and gross annual earnings
London, 1999 to 2017

Source: House Price Statistics for Small Areas and Annual Survey of Hours and Earnings, Office for National Statistics
Notes:

1. Prospective affordability ratios were calculated by dividing lower quartile house prices by median gross
annual workplace-based earnings for full-time workers aged 22 to 29 years.

Figure 4 shows that the comparatively slow increase in prospective affordability ratios in the North East was
caused by relatively stable lower quartile house prices for residential properties and median gross annual
workplace-based earnings for those aged 22 to 29 years. Following an increase in lower quartile house prices
between 2003 and 2008, there has been very little increase in the lower quartile house prices in the North East. A
decrease in median gross annual earnings between 2012 and 2013 means that the median gross annual
earnings in 2017 were roughly the same as they were in 2006.
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Figure 4: Indices of prospective first-time buyer house prices and gross annual earnings
North East, 1999 to 2017

Source: House Price Statistics for Small Areas and Annual Survey of Hours and Earnings, Office for National Statistics
Notes:

1. Prospective affordability ratios were calculated by dividing lower quartile house prices by median gross
annual workplace-based earnings for full-time workers aged 22 to 29 years.

6 . Regional affordability gap for actual first-time buyers
The prospective first-time buyer affordability ratios used so far have looked at those people who could be looking
to purchase a residential property for the first time. Using the median price paid for a residential property by those
who became first-time buyers, divided by the median gross annual income of those buyers, demonstrates
housing affordability for people who were able to purchase a property. We refer to this as first-time buyer
purchase affordability.
In 2017, those who became first-time buyers in England and Wales spent on average 4.3 times their gross
annual income purchasing a property with a mortgage, up from 4.2 in 2016. Figure 5 shows that first-time buyer
purchase affordability ratios in 2017 were lowest in local authorities in Wales and in northern parts of England.
Local authorities in London, the South East and parts of the East of England had the highest first-time buyer
purchase affordability ratios. There were 12 local authorities in which first-time buyers spent more than six times
their income on buying a property with a mortgage, all of which were in London.
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Figure 5: First-time buyer purchase affordability ratios from UK Finance, by local authority
England and Wales, 2017

Source: UK Finance
Notes:

1. First-time buyer purchase affordability ratios were calculated by dividing median price paid for a residential
property by first-time buyers purchasing with a mortgage, by the median gross annual income of the
mortgage applicants.
2. The statistics in this chart were produced using UK Finance data, which are not published alongside this
article because our agreement with UK Finance does not currently permit this. Therefore it is not possible
to provide the statistics for the individual areas shown on the chart.

Between 2016 and 2017, the largest proportional increase in first-time buyer purchase affordability ratios
occurred in Conwy, Wales (15%), while the second-largest increase was in Camden, London (14%). First-time
buyer purchase affordability ratios decreased substantially in City of London between 2016 and 2017, with a
decrease of 43%, although there are unlikely to be many mortgages to first-time buyers here.
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Figure 6 shows that between 2016 and 2017, first-time buyer purchase affordability ratios increased in the
majority of local authorities in England and Wales, while only 22% of local authorities either decreased or stayed
the same.

Figure 6: Percentage of local authorities in which first-time buyer purchase affordability ratios increased,
decreased or stayed the same
England and Wales, 2016 to 2017

Source: UK Finance
Notes:

1. First-time buyer purchase affordability ratios were calculated by dividing median price paid for a residential
property by first-time buyers purchasing with a mortgage, by the median gross annual income of the
mortgage applicants.
2. The statistics in this chart were produced using UK Finance data, which are not published alongside this
article because our agreement with UK Finance does not currently permit this. Therefore it is not possible
to provide the statistics for the individual areas shown on the chart.

However, these first-time buyer house purchase affordability ratios do not indicate the ongoing costs of owning a
house for the first time after its purchase. For example, they do not show whether the percentage of income
spent on mortgage payments is lower in the north of England and Wales, and so it is not clear whether there is a
geographical divide in overall home-ownership affordability as well as house purchase affordability.
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7 . Affordability for prospective buyers worsening faster than
for actual first-time buyers
Figure 7 shows that, in general, prospective first-time buyer affordability ratios increased more than first-time
buyer purchase affordability ratios in English regions between 2013 and 2017. Increases in prospective first-time
buyer affordability ratios were much higher than the increases in first-time buyer purchase affordability ratios in
the least affordable regions (London, East, South East). The only areas where changes in prospective first-time
buyer affordability ratios were less than the changes in first-time buyer purchase affordability ratios were the
North East and Wales, where prospective first-time buyer affordability ratios decreased between 2013 and 2017.
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Figure 7: Percentage change in first-time buyer purchase affordability ratios and prospective first-time
buyer affordability ratios, by region
England and Wales, 2013 to 2017

Source: UK Finance, House price statistics for Small Areas and Annual Survey of Hours and Earnings, Office for National
Statistics
Notes:

1. First-time buyer purchase affordability ratios have been calculated by dividing median price paid for a
residential property by first-time buyers purchasing with a mortgage, by the median gross annual income of
the mortgage applicants.
2. Prospective affordability ratios have been calculated by dividing lower quartile house prices by median
gross annual workplace-based earnings for full-time workers aged 22 to 29.
3. The statistics in this chart were produced using UK Finance data, which are not published alongside this
article because our agreement with UK Finance does not currently permit this. Therefore it is not possible
to provide the statistics for the individual areas shown on the chart.
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