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PURPOSE

1.1

To consider updated evidence in relation to housing requirements.

1.2

Relevance to the Council s ambitions and priorities:
Council Ambitions
To match the supply of homes in our area with identified
housing needs and to progress the Core Strategy. The Core Strategy is a central
Strategy of the Local Development Framework. It will help in the delivery of housing,
employment and the protection and enhancement of the environment, ultimately
presenting the Delivery Strategy for implementing the vision for the Ribble Valley for
the next 15-20 years.
Community Objectives As a tool for delivering Spatial Policy the Core Strategy
identifies how a range of issues relating to the objectives of a sustainable economy,
thriving market towns and housing provision will be addressed through the planning
system.
Corporate Priorities The Core Strategy is the central document of the LDF. The
housing requirement is fundamental to determining planning applications and for the
purposes of formulating planning policy.
Other Considerations The Council has a duty to prepare Spatial Policy under the
Local Development Framework system.
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BACKGROUND

2.1

As Members are aware the provision of housing is a key element of the Council s landuse planning and its role in determining planning applications. As an issue, it generates
without doubt high levels of interest and concern amongst the local community, as
demonstrated in recent Core Strategy consultations. Housing provision brings great
pressure from landowners and developers; it plays a key economic role, has a role in
delivering sustainable mixed communities; regeneration benefits and opportunities to
deliver both affordable and a choice of market houses (and location) to meet people s
aspirations.

2.2

Previously, strategic planning for housing requirements had been delivered through a
top down approach, formerly through the County Structure plans and more recently by
way of regionally set requirements in the Regional Spatial Strategy (RSS). District
Authorities as consultees in the statutory planning process have had the opportunity to
contribute to establishing housing requirements. However, the removal of the Regional
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tier puts the responsibility of establishing housing requirements with district planning
authorities and this has been undertaken through the Core Strategy process.
2.3

The housing requirement that has informed the preparation of the Core Strategy was the
subject of a study undertaken by Nathanial Litchfield and Partners in 2011; that work
was subsequently the subject of public consultation before a figure for developing the
Core Strategy was established and incorporated into the Council s submitted Core
Strategy. Members will recall a previous report dealing with this issue was considered in
February 2012 (Minute 716 refers) and subsequent reports dealing with the objections
to the Core Strategy proposals have been considered by Members at a number of key
consultation stages. In relation to the Core Strategy Examination, a number of
unresolved objections remain in relation to the issue of housing requirements.

2.4

The Council submitted its Core Strategy for Examination in September 2012. The
housing evidence that informed the plan suggested a housing requirement range of
between 190-220 dwellings per annum or a requirement over the plan period of between
3800-4400 dwellings. The housing requirement established and taken forward in the
submitted Core Strategy was a level of 200 dwellings per annum as a minimum, or 4000
dwellings over the plan period. Houses built or granted permission from 2008 would be
taken account of in identifying the additional land necessary.

2.5

Following submission of the Core Strategy, the Inspector raised as a particular concern
the need to ensure the evidence underpinning the plan was up to date. The housing and
economic evidence would also need to be aligned for consistency and it was also
important to take account of the most recently available data. As a consequence, the
Inspector agreed to suspend the Examination for a period of six months to allow the
evidence to be updated and refreshed to inform the Examination. The need to update
the evidence base was a significant matter from the Inspector s viewpoint.
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OVERALL HOUSING EVIDENCE

3.1

In relation to the key elements of the housing evidence base, evidence in relation to
housing requirements, Gypsy and Traveller Accommodation (GTAA), housing land
supply (Strategic Housing Land Availability Assessment SHLAA) and a refresh of the
Strategic Housing Market Assessment, together with viability work has been
commissioned. A separate report on the outcome of the GTAA has already been
presented to Members at the meeting of the Planning and Development Committee held
on 23 May 2013.

3.2

The emerging work updating the evidence base has been discussed with the Core
Strategy Working Group that was established to support the evidence review process.

3.3

Work in relation to the Strategic Housing Land Availability Assessment (SHLAA) is at the
time of writing close to completion. The principal element outstanding is the completion
by the Council s consultants of the economic viability appraisals to provide a basis on
which to undertake final testing of identified sites. An update on this will be provided to
Members at the Committee meeting.

3.4

Members will recall that the primary purpose of the SHLAA is to ensure that sufficient
land can be identified to meet any requirements. Although the current review is yet to be
completed, the adopted SHLAA identifies a more than adequate supply of land for the
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number of dwellings within the submitted development strategy. The adopted study
clearly identified that as a principal land supply in general was not a constraint on the
borough in meeting its housing requirements. To date, the refresh of the SHLAA has
identified a considerable number of additional sites over and above those sites that are
still available from the adopted study. The emerging analysis is once again anticipated
to show that land supply is not a constraint as a matter of principle. It is important to
bear in mind that sites identified in the SHLAA do not have any status as an allocation
nor should it be automatically assumed that they will attain planning permission. Any
SHLAA site would still be the subject of the appropriate planning application process or
future Local Plan allocations. The SHLAA does however provide an important starting
point when considering land for allocations.
3.5

The Council s Strategic Housing Market Assessment (SHMA) has similarly been the
subject of a refresh and update. A draft has been considered by the Core Strategy
Working Group. Members will recall that the SHMA provides a key part of the housing
evidence, informing the nature of housing tenures, types and sizes required and in
particular the overall need for affordable housing. Its process reflects the current
government guidance.

3.6

A copy of the draft SMHA has been placed in the level D Members Room and can be
viewed on the Council s website. A copy of the document is attached at Appendix 1 to
this report for Members of the Planning and Development Committee. The SHMA report
sets out a number of key findings. Of significance are the following particular aspects:
The CLG based estimate of affordable need is 404 dwellings per year (this
compares to 264 in the 2008 SHMA). However, it must be emphasised that this
figure does not equal the number of new affordable units to be built. It does
however draw attention to the continued demand for affordable housing provision
that the borough will need to plan for. The details of the needs assessment
model are set out in section 5 of the SHMA.
In terms of the accommodation required to provide housing market balance over
the longer term, the model applied in the SHMA suggests that of the new housing
required, 70% should be market dwellings, 6% shared ownership, 19%
affordable rent and 5% new social rented dwellings. This supports the Council s
existing affordable housing target overall of 30%. Details of these issues are set
out in section 6 of the SHMA.

3.7

Section 7 of the SHMA draws together the policy implications of the results as a
summary. In relation to the overall scale of new housing growth and taking account of
the work undertaken by Nathaniel Litchfield and Partners, the SHMA results recognise
the need to increase the housing target towards the figure of 250 dwellings per year to
better meet the objectively assessed need. It also recognises that the assessed need is
a part of the consideration of establishing the housing target for the borough and
highlights the need to underpin the housing requirement with an assessment of other
mitigating factors that would need to be taken account of such as environment and
infrastructure capacity.

3.8

The summary also identifies that the Council s current affordable housing target of 30%
remains appropriate although the Council will need to consider the delivery rate of new
housing such that significant growth related to economic development (that is delivering
a higher number of new homes than anticipated) may result in a lower affordability target
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being required and this may need to be adjusted following a future review. Similarly, if a
higher proportion of sites coming forward are below the policy threshold and
consequently new development is not bringing forward sufficient affordable housing
units, the Council will need to review and promote alternative mechanisms such as grant
schemes and increasing use of existing stock to contribute to the affordable/market mix.
3.9

The report highlights the need to have regard to achieving growth in the affordable
rented sector as opposed to the social rented sector with a latent potential demand for
this type of accommodation being identified. This will need to be taken into account
when negotiating provision and tenure mix on individual applications whilst overall the
evidence in the SHMA will need to be utilised to inform the direction of housing and
planning policies going forward.

3.10

A review of the overall housing requirement has been undertaken by Nathanial Litchfield
and Partners. A copy of the consultant s report is attached at Appendix 2 for Members
of the Committee and reference copies have been placed in the Members Room on level
D. The report can also be viewed on the Council s website.
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HOUSING REQUIREMENTS UPDATE

4.1

The consultant s update has incorporated a range of new statistical information
including:
2011 census data
RVBC 2013 Employment Land Review
Revised 2010/2011 based median population estimates
Revised ONS median population/migration estimates for 2001-2011 factoring in
the 2011 census
2010 based ONS sub national population projections (SNPP)
Interim 2011 based SNPP
Interim 2011 based household projections

4.2

Members will recall that the previous study looked at a series of scenarios for population
household and economic change. The consultants in revisiting the earlier work, have
incorporated a series of new scenarios to cover a range of revised projections. The new
scenarios include:
Pop Group baseline scenario a demographic led scenario model on the ONS
2011 based SNPP for fertility, mortality and migration rates and utilising the 2011
based (interim) household projections giving a figure of 221 dwellings per annum.
Long term past migration trends a demographic led scenario modelled on the
basis of past migration trends in Ribble Valley over the past 10 years giving a
figure of 214 dwellings per annum.
Short term past migration trends a demographic led scenario modelled on the
basis of past migration trends in Ribble Valley over the past 5 years, when net in
migration rates have been much lower a figure of 185 dwellings per annum.
Employment land review preferred scenario employment growth an economic
led scenario based upon delivering the anticipated job growth in Ribble Valley as
projected by Oxford Economic Forecasts and incorporated within the 2013 ELR,
equivalent to +1600 new jobs over the period 2010-2028. This scenario is
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demographically modelled based on the broad relationship between jobs, labour
force population and dwellings = 280 dwellings per annum.
4.3

In summary the remodelled scenarios demonstrate the impacts of the revised household
projections and the growth implications of the economic evidence base. A balance in
policy terms needs to be struck between the change in population trends, in particular
the effects of an ageing population that removes over time the pool of labour to support
the local economy. The consultant s report emphasises the need for a policy balance to
be maintained including the need to recognise the implications of past actual delivery
rates and sustainability factors.

4.4

These considerations of delivery rates and balancing sustainability in policy terms were
important factors in supporting the position taken when establishing the housing
requirement for the Core Strategy and which subsequently became a key area of dispute
in relation to the objections made to the Core Strategy.

4.5

In updating the work, the consultants have identified that in the light of more up to date
information, the lower end of the original range (190-220 dpa outlined in 2011) lacks
validity now as up to date information on vacancy rates does not support the lower level
of growth. If the projections were being produced now in the light of that new
information, the lower range of the figures would have come out at around 220 dwellings
per annum.

4.6

Previous concerns about the credibility of economic evidence and how it related to
housing requirements have now been superseded by the updated economic evidence.
This has been used to inform the impact on housing requirements to deliver housing and
support of the economic growth aspirations set out in the employment land review and
the Core Strategy. Whilst accounting for other policy issues and the need to achieve a
balance through all aspects of sustainability, the economic based forecasts would lead
to a housing requirement of some 280 dwellings per annum.

4.7

Whilst a level of housing requirement at 280 dwellings per annum would address
concerns regarding the delivery of housing to support economic growth and the need to
take account of longer term changes in the labour force, there is also a need to
recognise the constraints on actual delivery, in particular the rural character of the area
and its environmental attractions. Additional work to clarify these constraints will need to
be undertaken to ensure that these points can be adequately addressed at the
Examination to demonstrate why a lower figure is appropriate.

4.8

NLP concludes that a revised housing requirement within the range of 220-250
dwellings per annum would be appropriate. The upper end of the range would be in the
consultant s view capable of meeting the majority of national policy objectives based on
the National Planning Policy Framework (the Framework) and the objectively assessed
demographic needs together with the majority of economic needs. It is stressed by the
consultants that a figure above 250 must be carefully considered against the wider
context of the nature of the borough and the policy context that applies, for example
AONB and conservation designations. This is an important part of ensuring that all the
policy implications of the Framework are taken into account to ensure that the housing
requirements supports in full the delivery of sustainable development. As indicated, the
Council will need to be able to demonstrate that it has considered these issues. The
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consultants have also identified that the lower end of the range would only serve to
address the demographic requirements for housing.
4.9

For comparison, the distribution of housing as currently set out in the Core Strategy
model of spatial distribution, has been tabulated to illustrate the implications of both the
upper figure in the Litchfield range at 250 dpa and the 280 dpa requirement. These
tables are set out at Appendix 3. The tables highlight the impact of increasing the
housing requirement in the light of the latest evidence and the implications that would
arise in terms of suggesting modifications to the strategy to reflect this information. What
is of importance is the extent to which the existing distribution model remains
appropriate at these increased levels of proposed housing and the need to undertake
further work to inform the impact upon the strategy. This will be informed by the
response from the sustainability appraisal. The Council s sustainability consultants have
been asked to provide an initial view on the implications of the increased housing
requirements in relation to the submitted Core Strategy and Members will be updated at
the meeting.

4.10

In addition to the need to review the implications of the proposed housing requirement
on the existing strategy, the latest evidence will also have an impact with regard to
decision making on planning applications and dealing with appeals as the information
represents the most up to date evidence the Council has, albeit subject to the need to
both provide further supporting information and analysis in relation to the evidence and
the Core Strategy and significantly the evidence being subjected to testing through
consultation and later Examination.

4.11

The current evidence base has established a housing requirement of 4000 houses over
the plan period equivalent to 200 dwellings per annum which is currently adopted for
decision making purposes. This figure should continue to be the basis for decision
making, however the strong likelihood is that applicants and appellants would wish to
utilise the most up to date evidence for the purposes of progressing their applications. In
the absence of additional supporting work by the Council, it is likely that the figure of 280
dpa would be pursued by applicants as the appropriate figure against which decisions
should be made and this may be referred to by Inspectors in planning appeals. There is
an imperative therefore in undertaking the additional work to support the Council s
confirmation of housing requirements as a matter of urgency, not just in relation to
progressing the Core Strategy but to enable the Council to deal with this issue when
dealing with applications..

4.12

At this stage in terms of the available information for the Core Strategy Examination, the
Council can put forward its latest evidence base and accept the advice of its consultants,
however further work must be undertaken in the light of the evidence to establish the
housing target that the Council considers is appropriate to apply to the Core Strategy
and to assess the implications for the submitted strategy model.
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NATIONAL POLICY CONTEXT

5.1

The basis of addressing housing issues is set out in the National Planning Policy
Framework (the Framework) which has at its heart the delivery of sustainable
development. In essence the Framework emphasises the three roles that the planning
system has to perform in order to achieve sustainable development.
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5.2

The three roles, which should not be taken in isolation, are:
An economic role contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and co-ordinating development requirements, including the provision of
infrastructure;
A social role supporting strong, vibrant and healthy communities, by providing
the supply of housing required to meet the needs of present and future
generations; and by creating a high quality built environment, with accessible
local services that reflect the community s needs and support its health, social
and cultural wellbeing; and
An environmental role
contributing to protecting and enhancing our natural,
built and historic environment; and as part of this, helping to improve biodiversity,
use natural resources prudently, minimise waste and pollution, and mitigate and
adapt to climate change including moving to a low carbon economy.

5.3

At the heart of national policy and within the overarching roles of the planning system,
the Framework sets out 12 core planning principles, which includes amongst other
things, that planning should be
Genuinely plan led empowering local people to shape their surroundings, with
succinct local and neighbourhood plans setting out a positive vision for the future
of the area and significantly that plans should be kept up to date, and be based
on joint working and co-operation to address larger than local issues.
In addition, the core planning principles include that planning should:
Proactively drive and support sustainable economic development to deliver the
homes, business and industrial units, infrastructure and thriving local places that
the country needs. Every effort should be made objectively to identify and then
meet the housing, business and other development needs of the area and
respond positively to wider opportunities for growth.

5.4

In establishing the housing requirement for the area, it is a fundamental principle that the
Council has an up to date evidence base and applies that evidence to make decisions
and plan for the needs of the area in an appropriate manner. Paragraph 152 of the
Framework identifies that local planning authorities should seek opportunities to achieve
each of the economic, social and environmental dimensions of sustainability and make
net gains across all three areas. However, it is also stated in paragraph 152 that
significant adverse impacts on any of these dimensions should be avoided and,
wherever possible, alternative options which reduce or eliminate such impacts should be
pursued. This is an important consideration in relation to the impact of development
requirements identified through evidence gathering. Similarly, the Framework in
paragraph 157 recognises that plans should be based upon co-operation with
neighbouring authorities, public, voluntary and private sector organisations. This cooperation is a factor when considering the impacts of housing policy with neighbouring
authorities in relation to their investment and regeneration priorities and these are
considerations for the Council in determining the most appropriate housing levels. This
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liaison to confirm the position of neighbouring authorities in the light of the consultants
findings, will require additional work.
5.5

It is also clear from the Framework that whilst the Council is expected to use the
evidence base to ensure the full objectively assessed needs are met, this is, as set out
in paragraph 47 of the Framework only as far as is consistent with the policies set out in
this Framework
. This underpins the regard the Council must have whilst on the one
hand recognising the requirements identified in its evidence base and balancing this
against the detailed policy considerations required by the Framework to ensure
sustainable development is achieved.

5.6

This is further illustrated for example at paragraph 115 of the Framework which states
great weight should be given to conserving landscape and scenic beauty in
Areas of
Outstanding Natural Beauty
and in subsequent paragraphs dealing with biodiversity
and conserving and enhancing the historic environment for example. Similarly it is
clearly relevant as set out in paragraphs 165 and 166 of the Framework referring to the
regard to be given to wider environmental considerations when establishing planning
policies, to ensure that there is balanced judgement between evidence on needs and
evidence on protecting the characteristics and environmental considerations that apply
across the borough.

5.7

In summary whilst it is clear from national policy that the Council has to address the
needs that its evidence identifies, and the national policy and direction of NPPF is clearly
growth based. It is also an imperative that the Council balances the delivery of
sustainability in terms of the three key roles identified in the Framework. On this basis it
is important that the further work identified in the report so far and in particular in relation
to the housing requirements review, is undertaken in order to ensure that the Council
can inform its decision on housing requirements and substantiate this decision through
the Examination.
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CONCLUSIONS

6.1

The updated housing evidence provides a basis against which to assess the submitted
Core Strategy. As indicated the GTAA provides an updated position that will need to be
reflected in the supporting text of the strategy but does not lead to a fundamental change
in the Gypsy and Traveller policy itself. Although some details of the SHLAA remain at
the time of writing to be finalised, the overall position emerging is that there appears
again to be no fundamental issues around the ability to identify sufficient land to meet
the borough s needs although this needs to be confirmed through the completion of the
study.

6.2

The update of the housing requirements review identifies a range for housing provision
of between 220-250 dwellings per annum as being an appropriate guide for housing
requirements. It is emphasised by the consultants that a level of 220 would not address
the economic needs of the borough. This would deliver the demographic based needs
but a level of 250 would enable the Council to support the delivery of affordable housing
and some economic growth. A level of 250 dwellings per annum, would not address the
full assessed needs to align demographic and economic needs identified in the evidence
base, which would require a housing target of 280 dwellings per annum but this does not
account for other balances the Council needs to apply.

8

6.3

At a level of 280 dwellings per annum, no account is made of the need to ensure the
delivery of all three strands of sustainable development. Further evidence will need to
be collated and tested to support the lower figure at the Examination. Given the advice
in the consultant s report and subject to the requirement to support this position with
further evidence, for the purposes of taking the Core Strategy forward, a requirement of
250 dwellings could be applied, however this will introduce an element of risk on
soundness should the Inspector holding the Examination find that the lower figure is not
fully justified.

6.4

An issue that arises as a result of the housing requirements review is its implications for
the spatial distribution model applied in the Core Strategy that sets out the levels of
growth anticipated at each settlement.
Hyder Consulting, who undertook the
Sustainability Appraisal for the Core Strategy, have been asked to consider the
implications of increasing levels of growth in accord with the Core Strategy model and
whether the spatial distribution is still appropriate. An update on this will be provided at
Committee, however it must be stressed that the proposed increase in housing and its
effect on patterns of growth could have implications for the Core Strategy model
continuing to be a suitable basis for planning at this level of anticipated growth. The
forthcoming SA advice will help clarify this.

6.5

As discussed earlier, the Council will need to undertake further detailed analysis of the
implications of the housing growth derived from the requirement review and this will
need to be fed into the timetable to progress the Examination of the Core Strategy and
will need to be raised with the Inspector for his guidance on how he would wish this to be
addressed.
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RISK ASSESSMENT

7.1

The approval of this report may have the following implications:
Resources
Additional work will need to be resourced. Provision exists within
existing reserves to support the Core Strategy, however this will need to be kept
under review as no specific budget is allocated for the likely work now anticipated.
Technical, Environmental and Legal In forming a judgement Members will need to
ensure a justified and evidence-based approach is taken in line with existing
planning policy guidance.
Political

There is significant interest in housing and related Core Strategy issues.

Reputation
The decision taken will influence future planning decisions and
demonstrate the ability to take the lead role on issues of significance to the local
community.
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RECOMMENDED THAT COMMITTEE

8.1

Note the findings of the Strategic Housing Market Assessment and the Housing
Requirements update and submit the reports as part of the evidence base to the Core
Strategy Examination.
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8.2

Endorse the advice of Nathaniel Litchfield and Partners and agree to base further work
on the Core Strategy housing requirement on the upper figure of 250 dwellings per
annum as identified in the consultant s conclusions subject to the outcome of the
additional work to address matters of mitigation as identified.

8.3

Agree to seek further guidance from the Inspector appointed to examine the Core
Strategy on the emerging implications of the housing evidence base in relation to the
submitted Core Strategy and the need to undertake further work in relation to the
housing requirement to inform the Examination.

8.4

Endorse the continued application of the submitted Core Strategy housing requirement
of 200 dwellings per annum for the purpose of guiding decisions on planning
applications pending consultation on the updated evidence.

COLIN HIRST
HEAD OF REGENERATION AND HOUSING

MARSHAL SCOTT
CHIEF EXECUTIVE
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