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1.0

Introduction
Purpose of Report

1.1

Lichfields has been commissioned to undertake an assessment of the 5-year housing land supply
[5YHLS] position in Fylde. The purpose of the report is to review Fylde Borough Council’s
[FBC] 5YHLS Position to determine the Council’s claimed supply of deliverable housing land is
robust.

1.2

This assessment is based on the 5YHLS requirement set out in FBC’s most recently published
Five Year Housing Supply Statement [HSS] (base dated 31 March 2016) and FBC’s claimed
supply in its formal response to the Inspector’s Initial Questions (27th January 2017) relating to
the upcoming Fylde Local Plan [FLP] Examination in Public [EiP].

1.3

Account has been taken of recent appeal decisions where relevant 5YHLS issues have been
considered.
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2.0

Council’s Housing Supply Information
Published Housing Land Supply Position (March 2016)

2.1

FBC’s most recently published 5YHLS position is set out in its latest HSS (base dated 31 March
2016).

2.2

The HSS concludes that:
“The adjusted annual housing requirement at 31st March 2016 base date provides a 4.8
year housing supply. There is an undersupply of 129 homes against the housing
requirement of 370 homes per annum. That undersupply will increase as we move
forward in the emerging Plan period, unless the Existing Supply and Potential Supply are
bolstered.”1 [§15]

2.3

The housing need figure used by FBC in calculating its 5YHLS in the 2016 HSS is 636dpa. The
figure is based upon what the Council considers to be its identified Objectively Assessed
Housing Need [OAHN], at 370dpa. This is equivalent to the preferred demographic-led
scenario set out in FBC’s Strategic Housing Market Assessment [SHMA] report2 and
Addendums3, incorporating a 5-year backlog (under-delivery) of 801 dwellings and the
application of a 20% buffer (in line with requirements of the Framework [§47] for consistent
past under-delivery). FBC’s calculation is set out in Table 2.1.

Table 2.1

FBC’s Five Year Housing Requirement Calculation (as of 31st March 2016)

Annual housing requirement
OAN housing requirement between 1 April 2011 – 31 March 2016 (5 years)
Completions between 1 April 2011 – 31 March 2016 (5 years)
Under delivery (shortfall) over plan period to date, between 1 April 2011 – 31
March 2016 (1,850-1,049)
5 year housing requirement and shortfall ((370 x 5) + 801)
Adjusted 5 year housing requirement, including shortfall and 20% buffer (2,651 +
530 buffer)
st
st
Adjusted annual housing requirement for 5 year period 1 April 2016 – 31
March 2021 (3,181 ÷ 5)

Dwellings
370dpa
370 x 5 = 1,850
1,049
801
2,651
3,181
636

Source: FBC - HSS (May 2016)

2.4

Table 2.2 presents the Council’s supply position as of 31 st March 2016. FBC considers that a
supply of 3,341 dwellings could be delivered over the period 2016-2021, plus a further 50 long
term empty homes being brought back into use. However FBC discounts the supply by 10% for
sites not coming forward over the 5-year period 2016 – 2021. On this basis, FBC estimates that
it has a housing supply figure of 3,052 dwellings.

1

Fylde Borough Council (May 2016): Five Year Housing Supply Statement
Turley (February 2014): Fylde Coast Strategic Housing Market Assessment
3
Turley (2016): Fylde Coast Strategic Housing Market Assessment Addendum #2
2
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Table 2.2

Fylde Borough Five Year Housing Supply (as of 31st March 2016)

Components of Supply 2016 – 2021
Existing Supply Total Existing Commitments
Total applications approved subject to a signed Section 106 or
minded to approve
Planning applications that have been received on a site which
was allocated in the emerging Local Plan Preferred Options and
Revised Preferred Options
Total planning permissions no longer deliverable
Total expired planning permissions
Sub Total
Potential Supply Long term empty homes
10% Allowance for sites not coming forward (figure rounded)
Total Five-Year Deliverable Supply

Dwellings
2,658
603
120

-40
0
3,341
50
-339
3,052

Source: FBC – HSS (May 2016)

2.5

This approach would suggest that the Borough has a 4.8-year supply of housing land.

2.6

The lack of a sufficient 5YHLS has been considered in a number of recent appeals, which we
consider in more detail at §3.0 below but in summary the appeal decisions demonstrate that
FBC is currently unable to demonstrate a 5YHLS, with the level ranging from a low of 3.5-years
to a high of 4.8-years.

Draft Fylde Council Local Plan
2.7

The draft FCLP was submitted to the Secretary of State [SoS] on 9 December 2016 for
independent examination. The 1st Stage hearings are scheduled for the 28th and 29th March
2017.

2.8

The draft FCLP [§10.16] sets out an annual housing requirement of 370dpa, totalling 7,768 over
the Plan period 2011-2032. The draft FCLP also sets out that, including an allowance for small
sites and windfalls, the Borough will have a forward supply of 7,891 dwellings over the plan
period.

2.9

FBC further advises that:
“The council’s annual monitoring of housing completions has revealed that since the start
of the Local Plan period a shortfall of 802 homes has accrued. Planning application
commitments amount to 5,087 homes as at 31 March 2016. This means that 65% of the
plan period’s requirement already has planning permission. Completions are anticipated
to increase as larger sites commence delivery. The shortfall of 802 homes has been spread
over the remainder of the Plan period and added onto the annual requirement figure of
370 homes resulting in an annual requirement figure of 420 homes from 2016-2032.”
[§10.19] (Lichfields emphasis)

2.10

Subsequent to the publication of this document in December 2016, the Inspector wrote to FBC
on 12 January 2017 to seek clarification on a number of matters including:
1

The impact of the variation in the 2012 and 2014 Sub-National Housing Projections
[SNHP] on the housing OAHN;

2

The adjusted 5YHLS based on 5 years from the adoption of the FCLP; and,
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3
2.11

Approach to Windfalls and Small Sites Allowance.

FBC’s responded on 27th January 2017, setting out its approach to identifying the 5 year land
supply4. FBC contends that the latest CLG 2014 based household projections cover a slightly
different time period to 2039, some 7 years beyond the plan period and no change is necessary
to the OAHN, stating:
“Given the increase of 1% occurs over a longer period than the plan it is reasonable to
assume that the increase is actually less than 1%. It is not considered that this has any
significant implications for the OAN and the Housing Requirement in the Plan.”

2.12

Having reviewed the data, we consider that this statement is misleading; the difference is
actually much greater. During the period 2011-2032 the 2012 SNHP suggests an average
household growth of 221hpa, whereas the 2014 SNHP suggests 256hpa; a 16% uplift.

2.13

FBC also provided the Inspector with a revised 5-year trajectory for the period 2016/172021/22. The schedule is base dated from 31st March 2017 and is an updated version of the
schedule which was attached to HSS base dated 31 March 2016 and included in the draft FCLP.
The schedule is summarised in Table 2.3 and sets a supply of 3,471 dwellings against a housing
requirement of 420dpa.

Table 2.3

Five Year Housing Land Supply

2017/18 2018/19 2019/20 2020/2021 2021/2022 Total
Total Provision
725
781
697
700
568
3,471
Yearly Requirement
420
420
420
420
420
2,100
+/+305
+361
+277
+280
+148
+1,371
Source: FBC: Letter to examination Inspector, 27 January 2017

2.14

The 420dpa in Table 2.3 is based on the application of the ‘Liverpool’ approach to the backlog.
FBC has moved away from the ‘Sedgefield’ approach and notes:
“The delivery over the five years has been totalled to provide an overall figure. A total of
3,471 homes are anticipated to be delivered over the five years following adoption. The
annualised requirement of 420 for the remainder of the plan period, shown in the
trajectory and the table provided, includes a shortfall from the beginning of the plan
period. Five years of the annualised requirement totals to 2,100. Addition of a 20% buffer
would give a 5-year housing supply requirement of 2,520. The supply would therefore be
in surplus by 951 on adoption.”5 (Lichfields emphasis)

2.15

The figures reflect the impact of adopting the ‘Liverpool’ approach and suggest that FBC
considers that it would have a 5-year supply upon (eventual) adoption of the Local Plan (i.e. an
adjusted requirement of 2,520, or 504dpa, against a supply of 3,471).

2.16

We have concerns over a number of elements of this calculation, not least the FBC OAHN of
370dpa and the application of the ‘Liverpool’ rather than the ‘Sedgefield’ approach. We also
disagree with the Council’s approach to lead-in times and rates of delivery. Consequently the
level of supply from some of the sites is optimistic and does not accord with the comments in the
4
5

Pg 4

Fylde Borough Council: Letter to Examination Inspector, 27 January 2017
Ibid, page 11

5 Year Housing Land Supply Assessment for Fylde : Technical Note

recent Housing White Paper6 on the need to secure delivery (e.g. the proposed housing delivery
test).

Liverpool v Sedgefield
2.17

In response to concerns regarding the confusion over the Liverpool and Sedgefield approaches,
a guidance note was used by FBC Officers to the Planning Committee on 7 September 2016.
Council members agreed to the approach set out in the Guidance Note, which stated:
“…the committee recommendation of 9 March, set out fully in the report to that meeting, is
that decisions based on the Sedgefield approach are more likely to be upheld in the event
of an appeal. While the publication version of the Local Plan aspires towards using the
Liverpool approach, it would be unsafe to do so until the Local Plan has been the subject of
an Examination in Public and that approach has been accepted as sound.
Accordingly until greater weight can be afforded to the emerging Fylde Local Plan to
2032 the methodology preferred by Fylde Borough Council is to address the shortfall over
the immediate 5 year period in line with the ‘Sedgefield’ approach as it is considered that
this approach is more robust having regard to current circumstances. However, the
Council will continue to review the approach taken having regard to local circumstances
and best practice.”7

2.18

Consequently the Council will seek to defend all future appeals on the basis of the Sedgefield
approach until the Local Plan has been formally adopted. The Council’s 2015 Local
Development Scheme suggests that adoption is anticipated in March 2017; clearly as the EiP is
not scheduled to take place until late March 2017, the Council is significantly behind schedule.
Even assuming that the Local Plan EiP progresses smoothly with relatively few subsequent
modifications, adoption is unlikely to occur before autumn 2017.

Summary
2.19

The approach taken by FBC in the 2016 HSS is such that it cannot demonstrate a 5-year housing
land supply, and that the supply is around 4.8-years. Recent Inspector’s decisions (and indeed
SoS decisions) have indicated that the actual level of supply as of 31 st March 2016 is between
3.5-years and 4.8 years.

2.20

This situation is rapidly evolving. As part of its Local Plan EiP preparations, on 27 th January
2017 the Council issued a formal response to the Inspector’s initial questions on the status of its
5YHLS. In that document, the Council comments that from 31st March 2017 it would have a
5YHLS for 3,471 dwellings (951 over-supply), equating to 6.9-years forward supply. This uses
the ‘Liverpool’ approach to backlog rather than the ‘Sedgefield’. The robustness of this approach
will be tested at the Examination in Public, until such time FBC will continue to base decisions
on the ‘Sedgefield’ approach.

2.21

To assess whether or not the Council could demonstrate a 5YHLS upon adoption of the FLP, we
have:
1

Assessed what the appropriate housing requirement would be in Section 3 below using the
Sedgefield method; and,

2

Analysed the 5YHLS claimed by the Council in its revised trajectory provided to the
Inspector in January 2017.

6
7

Fixing our broken housing market – DCLG (2017)
Fylde Borough Council: Five Year Housing Supply – Addressing the Shortfall (Planning Committee 7 September 2016)
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2.22

It should be noted that we have calculated the backlog/shortfall from the 2011/12 – 2015/16
monitoring years, against the two OAHN figures. In Section 4 below we analyse the FBC’s
claimed 5YHLS from 31 March 2017 set out in its response to the Inspectors Questions in
January 2017.

2.23

In its revised 5YHLS trajectory supplied to the Inspector in January 2017, FBC includes
projected completions for the 2016/17 monitoring year. Any shortfall from the 2016/17
monitoring year will also need to be accounted for when calculating the housing requirement for
the Borough. However, these figures will not be known until the complete data for housing
completions in Fylde in 2016/17 is published 8.

2.24

It should also be noted that FBC may include any of the projected completions in the 2016/17
year that do not materialise into the 5YHLS when it next updates its trajectory. Again, this will
not be known until such time that the complete data for housing completions in Fylde in
2016/17 is published and FBC re-assesses the trajectory.

8
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3.0

5-Year Land Requirement
Introduction

3.1

The Framework9 and Practice Guidance10 require LPAs to demonstrate a developable 5-year
supply and a deliverable supply for the period 5-15 years. This requires an understanding of the
relevant housing requirements for each of these time periods.

3.2

Lichfields response to the Local Plan Inspector’s Matter 2 sets out a critique of the Council’s
OAHN and the need to increase the target to meet the needs of the local community. It is not
necessary to repeat the contents of that report. This section briefly sets out the relevant figures
to be used for both the 5-year assessment and the plan period assessment.

3.3

The emerging development plan sets out a housing requirement for the period 2011 to 2032 for
Fylde Borough of 370 dwellings per annum [dpa]. However, the development plan document is
not based on a full objectively assessed housing need and does not therefore provide a robust
housing requirement which can form the basis of an assessment of whether there is “a supply of
specific deliverable sites sufficient to provide five years’ worth of housing” 11. In these
circumstances it is necessary to consider alternative sources for the calculation of the 5-year
requirement.

3.4

FBC’s most recently published housing land supply position is set out in its latest Five Year
Housing Supply Statement [HSS], base dated 31 st March 2016 concludes that:
“The adjusted annual housing requirement at 31st March 2016 base date provides a 4.80
year housing supply. There is an undersupply of 129 homes against the housing
requirement of 370 homes per annum. That undersupply will increase, as we move
forward in the emerging Plan period, unless the Existing Supply and Potential Supply are
bolstered.”12

3.5

The lack of a sufficient 5YHLS was also considered in the recent Church Road Inquiry,
subsequently referred to by the Secretary of State 13:
“Having carefully considered the Inspector’s discussion on housing land supply at IR138141 the Secretary of State agrees with his conclusion at IR142 that there is not a five years’
supply of housing land.” [§13]

3.6

The broad approach used for the Church Road appeal was also used for the subsequent
Dowbridge appeal14 in 2016, where the Inspector reported that FBC was content to adopt a
figure of 4.8 years supply as at 31st March 2016. As such:
“I have concluded that relevant policies of the development plan are out of-date by virtue
of the lack of a 5 YHLS and the weight to be given to such policy conflict is reduced.” [§79]

3.7

Most recently, an appeal15 for 350 dwellings was recovered for the Secretary of State’s
determination, with the decision16 released on 13th February 2017. The SoS agreed with the
9

Framework - §47
Practice Guidance – Reference IDs: 3-029-20140306 to 3-033-20150327
11
Framework - §47
12
§15 Fylde Borough Council (May 2015): Five Year Housing Supply Statement, base dated 31 March 2016
13
Land at Blackfield End Farm, Church Road, Warton, PINS Ref: APP/M2325/A/14/2217060, CLG 24 September 2015
14
Land off Dowbridge, Kirkham, PINS Ref: APP/M2325/W/16/3144925, 23 January 2016
15
Land off Lytham Road, Warton, PINS Ref: APP/M2325/W/15/3004502, 4 October 2016
16
CLG 13 February 2017: SoS Decision on APP/M2325/W/15/3004502
10
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Inspector’s conclusion that the appeal should be allowed, noting that Local Plan policies SP1 and
SP2 which set limits to the development of Warton were out of date because they would have the
effect of controlling the supply of housing, and the Council could not demonstrate a 5 year
supply:
“The Secretary of State has considered carefully the Inspector’s analysis of the Council’s
housing land supply shortfall at IR192 – 197. He accepts that the Council can only
demonstrate a supply of housing land of between 3.5 and 4.8 years. In terms of the
housing requirement, the Secretary of State agrees with the Inspector (IR195) that the
proposal represents the equivalent of a year or nearly a year’s requirement, or 16-20% of
the total five year requirement for the whole of Fylde. He therefore accepts the Inspector’s
conclusion that it would represent a highly significant contribution to housing land supply
in the borough and notes that the proposal accords with the Council’s requirement to
supply 30% affordable housing (IR198).” [§17]
3.8

The appeal decisions demonstrate that FBC is currently unable to demonstrate a 5 year housing
supply, with the level ranging from a low of 3.5-years to a high of 4.8-years.

Development Plan Requirement
3.9

The Council’s Strategic Housing Market Assessment [SHMA] Addendum 2 (February 2016)
seeks to provide the evidence to justify the housing requirement for the Fylde Local Plan. It sets
the Plan period as 2011-2032 and outlines a variety of housing growth scenarios considered in
deriving the OAHN for Fylde.

3.10

Based on recent migration data and improvements to household formation rates for the younger
households, the SHMA Addendum 2 states the following with regards demographic needs:
“In accordance with the Addendum 1 conclusion, using the migration-led scenario which
excludes the UPC component as a prudent representation of demographic need would
imply a slightly higher base demographic assessment of need of approximately 370
dwellings per annum. This represents a comparatively substantial uplift, over 50%, from
the 2012 SNHP ‘starting point’ projection of household growth and need. [§5.26]

3.11

This is the figure that has been taken forward by the Council to underpin its housing
requirement in its emerging Local Plan. However, the Addendum 2 specifically recommends
that the OAHN is higher than 370 dpa, and should align to the employment-led scenarios of
440/450 dpa:
“The re-modelling in this report continues to identify that at the upper end, the range
identified within the 2013 SHMA falls below the re-modelled outputs presented in this
Addendum. The Employment-led AECOM and Oxford Economics scenarios suggest a
need for between 440 and 450 dpa based upon the application of the adjusted headship
rate assumptions presented within this report.
As the Addendum 1 report concludes the upper end of the range would represent the OAN
on the basis of the considered economic position within the Council’s evidence base. It is
recognised that the authority’s current economic evidence base will continue to be updated
and this will therefore need to be considered carefully alongside subsequent updates of the
analysis of housing need.” [§§5.27-5.28]

3.12
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It is clear therefore that the Council’s own housing consultants consider that Fylde Borough’s
OAHN is not 370 dpa, but between 440 dpa and 450 dpa.
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3.13

Furthermore Lichfields has a number of concerns regarding how the SHMA and subsequent
Addendums have identified the OAHN. Whilst these concerns are set out in further detail in our
Matters Paper 2, in summary:
1

The SHMA and subsequent Addendums are not up to date. Even the most recent
document, Addendum 2, was published in February 2016 and was therefore unable to take
the 2014-based household projections into account, which were published later in the year.
These latest projections suggest a level of household growth some 16% higher than the
2012-based household projections upon which much of Turley’s housing modelling is
based.

2

The 370 dpa target is essentially based upon the long term migration (excluding
Unattributable Population Change) over the 10-year period to 2013/14. However, two
years’ further migration data is now available, which suggests that levels of net inward
migration are significantly higher than before. This could also increase the demographic
starting point.

3

A detailed review of market signals suggests that a modest uplift to the demographic
starting point would be appropriate. Whilst Turley’s Addendum 2 also recognises the need
to make an upward adjustment to the demographic starting point in response to moderately
worsening market signals, they have chosen to uplift on the basis of accelerating household
formation rates. This has the effect of increasing the need by around 10 dpa.

4

Whilst Lichfields agrees that this adjustment to headship rates should be made, we consider
that the SHMA Addendum 2 conflates market signals with adjustments to headship rates
when the Practice Guidance17 indicates these are separate steps in separate parts of the
process. The market signals adjustment within OAHN is an increase in supply in response
to a number of indicators; this is a separate element to the demographic-led housing need
identified. Lichfields therefore consider that a market signals uplift should be applied on
top of the 370 dpa, in the order of 10%.

5

Turley’s Addendum 1 suggests that there is a relatively high level of affordable housing need
in the Borough, equal to around 249 dpa. At a delivery rate of 30%, this would suggest that
830 dpa would need to be delivered if affordable housing need is to be addressed in full.
Recent High Court judgements have suggested that an upward adjustment to the housing
need figure should be made to help meet those needs. In accordance with the suggested
LPEG approach, we consider that a further 10% upward adjustment would be appropriate.

6

This would take the demographic-led housing need up to 448 dpa, which is similar to the
440/450 dpa identified by Turley as being the OAHN (based on the two employment-led
scenarios).

7

Lichfields therefore considers that Fylde Borough’s housing OAHN should be at least 450
dpa, with the potential to be even higher once the latest household projections and
migration datasets are modelled.

8

In terms of translating this into a housing requirement, we consider that FBC has further
erred by failing to address the unmet need arising from Wyre Borough’s inability to meet its
OAN within its own area. Whilst the exact level of shortfall has yet to be articulated by
Wyre Borough Council [WBC], the fact that the other authority in the Housing Market Area
[HMA], Blackpool Borough Council, is already struggling to meet its own housing
requirement identified in its now adopted Local Plan means that the onus falls on Fylde to
make up the HMA shortfall.

17

Headship rates adjustments [ID 2a-015-20140306] and market signals adjustment [ID 2a-020- 20140306]
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3.14

Therefore the 450 dpa OAHN figure should be the very least that FBC is planning for. It may
well be that once WBC has articulated the extent of its inability to deliver sufficient housing to
meet its own needs, Fylde Borough’s housing requirement will need to be significantly higher
than 450 dpa.

Conclusion on Plan Period Requirement
The SHMA Addendum 2 sets out a plan period of 2011-32 for Fylde and sets out an
annual housing OAN of 440-450 dpa over the plan period.
The emerging Fylde Local Plan has identified the lower demographic-led figure of
370 dpa as their housing requirement for the purposes of its Local Plan
However, Lichfields considers that the assumptions and judgements used in the
SHMA Addendums are flawed and the proposed housing requirement is not
robust. We consider that a figure of at least 450 dpa would be the minimum that
would be appropriate to use, and may be considerably higher depending upon the
extent of Wyre Borough’s shortfall.

5-Year Housing Requirement
Annual Requirement
3.15

When calculating the 5-Year Housing Requirement the annual average requirement should be
used. As there is disagreement over the appropriate OAHN both options are considered (i.e.
370 dpa to 450 dpa).

Approach of the Council to the 5-year Requirement
Application of Buffer to Housing Land Supply Calculation
3.16

The Practice Guidance states that:
“…the assessment of a local delivery record is likely to be more robust if a longer term
view is taken, since this is likely to take account of the peaks and trough of the housing
market cycle”.18

3.17

The historic housing requirement contained within the Regional Strategy was for 306 dpa for
the period of 2003-2021. For the purposes of this stage of the assessment, we have included the
Council’s emerging Local Plan target of 370 dpa for the years 2011/12 to the present, even
though we consider that the actual OAHN should be significantly higher.

3.18

Information relating to completions is provided within FBC’s 2012 SHLAA. The figures vary
year on year with an annual average of 210 completions to 2015/16. A significant peak was
experienced during 2007/08 and 2008/09, which were the only years over the 13-year
assessment period where the relevant target was attained.

18
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Table 3.1

No of
Completions

Planned
Requirement

Shortfall

Accumulated
Shortfall

2003/04
2004/05
2005/06

142
285
130

306
306
306

-164
-21
-176

-164
-185
-361

2006/07
2007/08

168
394

306
306

-138
+88

-499
-411

2008/09
2009/10
2010/11

305
145
115

306
306
306

-1
-161
-191

-412
-573
-764

2011/12
2012/13

141
162

370
370

-229
-208

-993
-1,201

2013/14
2014/15

234
207

370
370

-136
-163

-1,337
-1,500

2015/16
Total

304
2,732

370
4,298

-66
-1,566

-1,566

Year

Source:

3.19

Housing Completions 2003/04 – 2014/15

Fylde Borough Council Strategic Housing Land Availability Assessment 2012 and Five Year Housing Supply
Statement base date 31st March 2016 (May 2016)

It is evident that FBC have experienced a persistent period of undersupply and therefore
Lichfields agrees with FBC that the application of a 20% buffer in line with the requirements of
the Framework [§47] is appropriate.

Backlog (Past Undersupply)
3.20

The Practice Guidance19 states that the relevant test for considering backlog within a five year
land supply assessment is whether the rate of development shows that actual supply fell below
planned supply. Planned supply, in this context, will have been the relevant adopted housing
requirement for the period against which past supply is being assessed.

3.21

The cumulative completions show that FBC has under-delivered when set against the North
West RS target of 306 dwellings per annum (2003 – 2021), which is now out of date. The
emerging Local Plan has identified a new housing OAHN that relates specifically to the period
2011-2032. In this instance therefore, it is considered that the backlog against the OAHN for
2011/12-2015/16 should be taken into account.

3.22

It should be noted that we have calculated the backlog/shortfall from the 2011/12 – 2015/16
monitoring years, against the two OAHN figures. Any shortfall from the 2016/17 monitoring
year should be accounted for when calculating the housing requirement for the Borough.
However, these figures will not be known until the complete data for housing completions in
Fylde in 2016/17 is published.

3.23

A total of 1,048 dwellings were delivered during that period.

3.24

The Council considers that its annual housing requirement is 370 dpa. Lichfields disagrees with
this and considers that based on the evidence contained within the SHMA and associated
Addendums, the figure would be at least 450 dpa. Depending on whether the Council’s housing
target of 370 dpa is used or whether Lichfields figure of 450 dpa is applied, the backlog for
19

Practice Guidance - ID: 3-035-20140306
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this period ranges from 802 to 1,202 dwellings. We note that since the 2015 HSS, the Council
now applies the 20% buffer to both the OAHN and backlog combined.
3.25

This approach was debated and set out in an agreed Statement of Common Ground at the recent
Church Road Inquiry20, summarised by the Inspector thus:
“The Council has accepted, in the ELP Preferred Options Responses Report and Miss
Riley’s evidence, that a 20% buffer should be applied to the housing land requirement.
The buffer should be added to the entire requirement, including historic
shortfall”[§25] [Lichfields emphasis].

3.26

A similar approach was also agreed at the subsequent Dowbridge appeal21 in 2016.

3.27

It is a well-established principle, and one with clear precedent, that under delivery against
requirements should be addressed within the 5-year period (the 'Sedgefield’ approach), rather
than being recovered over the lifetime of the plan period (the ‘Liverpool’ approach). Indeed, the
Practice Guidance22 makes it clear that:
“…local planning authorities should aim to deal with any undersupply within the first 5
years of the plan period where possible.”

3.28

The shortfall accrued (since the base date of the emerging Local Plan) represents a backlog of
households whose needs have not been met. These needs have not gone away or been met
elsewhere. As such, there is a need to address this shortfall as a matter of urgency. To postpone
dealing fully with the backlog now, and by taking the 'residual approach' advocated by the LPA,
would only delay meeting the identified needs of the community for new homes and give rise to
social problems. Furthermore, such an approach conflicts with the objective of the Framework23
to 'boost significantly' the supply of housing. In these circumstances, as a minimum the underprovision since 2011 (802 dwellings or 1,202 dwellings depending on the OAHN applied) should
be addressed within the 5-year period.

3.29

Further support for this approach comes from the Examination of the Cheshire East Local Plan
Strategy and both:

3.30

1

The Inspector's Interim Views on the Legal Compliance and Soundness of the Cheshire East
Local Plan Strategy (6th November 2014); and,

2

The Inspector’s ‘Further Interim Views On The Additional Evidence Produced By The
Council During The Suspension Of The Examination And Its Implications For The
Submitted Local Plan Strategy’ (14th December 2015).

In his Interim views the Inspector stated:
“In terms of past provision of housing, there are two concerns; firstly, the shortfall in
provision in the early years of the current plan period (2010-2014), and secondly,
provision in the years before the current plan period began. To address the first concern,
CEC proposes to spread this under-supply (over 2,500 dwellings) over the rest of the plan
period (20L4-2030) (the "Liverpool" approach), although the plan could accommodate
this under-supply within the next 5-years of the plan period (the "Sedgefíeld" approach).
Since this latter approach is recommended in the PPG and is usually adopted in appeal
cases, I can see few arguments against using this approach in the LPS. In the context of
20

Land at Blackfield End Farm, Church Road, Warton, PINS Ref: APP/M2325/A/14/2217060 (Report to SoS 30 April 2015)
Land off Dowbridge, Kirkham, PINS Ref: APP/M2325/W/16/3144925, 23 January 2016
22
Practice Guidance – ID:3-035-20140306
23
Framework - §47
21
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recent under-provision of housing, there is clearly a case to meet this shortfall as soon as
practicable. Although it would increase housing provision in the early years of the plan
period, it would reflect the guidance in national policy to significantly boost the level of
housing provision"'. Comparisons with other local plans which have adopted the
"Liverpool" approach may not have fully acknowledged the particular circumstances and
housing markets in these cases.
3.31

In his Further Interim Views the Inspector reiterated the point and stated:
“Furthermore, due to the previous under-supply of housing against the agreed
requirement, CEC intends to apply a 20% buffer to the first 5-year housing requirement
figure. This is a challenging situation, particularly given past and current rates of housing
delivery. Normally, any backlog in housing provision is met within the first 5 years of the
plan period (the “Sedgefield” method), but where that approach would result in unrealistic
and undeliverable rates of housing provision, a longer time period may be justified (the
“Liverpool” approach). However, until the detailed housing supply is established, it is
difficult to come to a firm view, but clearly CEC will have to set out the specific reasons if it
wishes to depart from the normal 5-year time period of meeting any backlog. CEC will
also need to set out the specific reasons for not applying the 20% buffer to the current
backlog of housing provision if it wishes to adopt an approach contrary to that set out in
the PAS guidance.” [§36]

3.32

3.33

Lichfields therefore considers that the 20% figure should be applied to both the requirement
and the backlog.
1

FBC approach: OAHN 370 x 5 = 1,850 + shortfall 802 = 2,652 + 20% buffer = 3,182;

2

Lichfields approach: OAHN 450 x 5 = 2,250 + shortfall 1,202 = 3,452 + 20% buffer = 4,142

Therefore depending upon whether the Council’s housing requirement figure of 370 dpa is used,
or whether Lichfields figure of 450 dpa is applied, the adjusted five year housing requirement
would be between 636 dpa and 828 dpa.

Conclusion on 5-Year Period Requirement
The SHMA Addendum 2 sets out an OAN for Fylde of between 440-450 dpa for the
plan period. The emerging Fylde Local Plan reduces the requirement to 370 dpa.
However, having conducted a more detailed analysis Lichfields considers that an
OAN of at least 450 dpa is more appropriate.
When using the Council’s OAHN and factoring in backlog and an appropriate
buffer it is concluded that the annual housing requirement over the next 5-years is
636 dpa. Using Lichfields OAHN figure would result in an annual requirement of
828 dpa over the next 5-years.

Conclusion
3.34

The appropriate plan period is for this assessment is 2011-2032. We have set out the Council’s
past completion data and consider that a 20% buffer is required due to the presence of
persistent under-delivery over the past 13 years.
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3.35

We conclude using the Council’s annual requirement figures and incorporating past under
delivery and an appropriate buffer that the Council has a 5 year requirement of 3,182 (636 dpa
annually). However, using Lichfields housing OAHN figure would lead to a 5 year housing
requirement of at least 4,142 dwellings (828 dpa annually).

3.36

The 5-year requirement for the period is set out in Table 3.2 and Table 3.3.
Table 3.2 5-Year Requirement - FBC Approach

OAN
Under Provision (2011-2016)
Buffer at 20%
Total Requirement
Annual Requirement

Calculation
370dpa x 5
2,652 x 20%
1,850 + 802 + 530
3,182 / 5

Totals
1,850
802
530
3,182
636

Table 3.3 5-Year Requirement – Lichfields Approach

OAN
Under Provision (2011-2016)
Buffer at 20%
Total Requirement
Annual Requirement
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Calculation
450dpa x 5
3,452 x 20%
2,250 + 1,202 + 690
4,142 / 5

Totals
2,250
1,202
690
4,142
828
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4.0

5-Year Land Supply
Introduction

4.1

The Framework24 stresses the intention of the Government to significantly boost the supply of
housing. As a consequence, the focus of national policy is to ensure the delivery of housing and
in that context the Framework advises that only deliverable sites should be included within the
5YHLS. To be considered deliverable:
“…sites should be available now, offer a suitable location for development now, and be
achievable with a realistic prospect that housing will be delivered on the site within five
years and in particular that development of the site is viable. Sites with planning
permission should be considered deliverable until permission expires, unless there is clear
evidence that schemes will not be implemented within five years, for example they will not
be viable, there is no longer a demand for the type of units or sites have long term phasing
plans.” [Footnote 11]

4.2

The Practice Guidance25 provides further advice and indicates that deliverable sites for housing
could include those that are allocated for housing in the development plan and sites with
planning permission (outline or full that have not been implemented) unless there is clear
evidence that schemes will not be implemented within five years. It goes on to state that:
“…planning permission or allocation in a development plan is not a prerequisite for a site
being deliverable in terms of the five-year supply. Local planning authorities will need to
provide robust, up to date evidence to support the deliverability of sites, ensuring that
their judgements on deliverability are clearly and transparently set out. If there are no
significant constraints (e.g. infrastructure) to overcome such as infrastructure sites not
allocated within a development plan or without planning permission can be considered
capable of being delivered within a five-year timeframe.” [ID: 3-031-20140306]

4.3

When assessing a 5-year supply position, it is important therefore to be cautious in relation to
the likelihood of sites delivering and the scale of that delivery. This is because the purpose of the
assessment is to provide a realistic view of whether there is sufficient land available to meet the
community’s need for housing.

1.2

We disagree with the Council’s approach to lead-in times and rates of delivery and consequently
the level of supply from some of the sites is optimistic and does not accord with the comments in
the recent Housing White Paper26 on the need to secure delivery.

Land Supply Assumptions
4.4

It is necessary when assessing the supply of deliverable housing sites to make assumptions on
the lead-in times (i.e. the time taken to prepare a planning application, secure permission,
prepare the site and construct the first dwelling) and the scale of development that is likely to be
delivered on a site on an annual basis.

4.5

It is considered that the Council’s approach underestimates inherent delays in the planning
process (e.g. the approval of reserved matters and discharges of planning conditions) as well as
the time taken to implement development (e.g. marketing land and completing land purchase;
24

Framework - §47 - §49 and Footnotes 11 & 12
Practice Guidance - ID: 3-031-20140306
26
DCLG (2017) - Fixing our broken housing market
25
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preparing detailed designs for infrastructure; mobilising statutory utilities; and, commencing
development), particularly for larger sites. In some circumstances the Council also overstates
the number of dwellings that will be completed on individual sites.
4.6

As a consequence, the Council’s assumptions overestimate the amount of housing which is likely
to be delivered over the 5 year period. We have undertaken a review of the lead-in times and
delivery rates experienced in Fylde in recent years and have used these in combination with our
extensive experience of working with major national housebuilders as a basis for assessing likely
future lead-in times and delivery rates on those sites included within the Council’s latest
5YHLS27.

Lead-in times
Overall Lead-in Times
4.7

4.8

Before the delivery of the first dwelling on a site following the grant of planning permission, it is
necessary to:
1

In the case of an outline permission, prepare a detailed scheme, secure reserved matters
approval and negotiate legal agreements;

2

If full planning permission is secured, secure the discharge of conditions;

3

Mobilise the workforce and begin site preparation and initial construction;

4

Construct the necessary site infrastructure; and,

5

Begin building houses.

Table 4.1 summarises the overall lead-in times which, from Lichfields extensive experience with
national housebuilders, is robust.

Table 4.1 Overall Lead-in Times (Months)

Key Stages

Initial Application (Outline or Full)
Reserved Matters and Discharge of
Pre-commencement Conditions
(Outline Permission)
Discharge Pre-commencement
Conditions (Full Permission)
Site commencement
Overall Time from
Permission to Start of Completions
(Outline Permission)
Overall Time from Permission to Start
of Completions (Full Permission)

Prep.
of Applic.
3
3

2

Consider
Applic. /
sign S106.
9
6

2

Source: Lichfields

27
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Site Prep
First Comp. Total
and deliver
first unit.
12
9

Updated Trajectory in response to Inspector’s questions (January 2017)

4
3

6

9
18

13
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4.9

It is acknowledged that in some cases the timescales set out in Table 4.1 may be reduced.
However, when assessing a 5YHLS position it is important to be cautious in relation to the
likelihood of sites delivering and the scale of that delivery. This is because the purpose of the
assessment is to provide a realistic view of whether there is sufficient land available to meet the
Borough’s need for housing.

4.10

To test our assumptions in relation to Fylde, we have reviewed the determination period (i.e. the
time period for an application to be determined from the point of validation) for determined
planning applications referenced in FBC’s latest 5YHLS position 28 on sites that are identified as
contributing 50 dwellings or more to the 5YHLS. These findings are presented in Appendix 1
and, given that FBC’s average determination periods are longer than those we have assumed,
demonstrate that our assumptions are not over-cautious.

4.11

The evidence shows that:
1

For outline applications, the average determination period is 13 months;

2

For reserved matters applications the average determination period is 10 months;

There is only one determined full application for which the determination period was 3 months.
However, in isolation this is not considered to provide a large enough sample to be robust.

Delivery Rates
4.12

Based on Lichfields past experience of similar assessments, we have used the following delivery
rate assumptions in calculating Fylde’s housing land supply:
1

10 dpa on sites comprising 10 – 50 dwellings;

2

30 dpa on sites comprising 50 - 200 dwellings; and,

3

50 dpa on sites comprising over 200 dwellings, with higher rates for multiple developer
sites (i.e. more than 2 developers).

4.13

Higher build rates can be achieved on sites where more than one developer is involved.
However, it should also be noted that FBC’s 5YHLS identifies several Strategic Locations within
which it is anticipated that several sites, or outlets within the same site, will deliver dwellings
concurrently. Where this is the case, the delivery per outlet/developer is often reduced in
response to market pressures such as potential saturation. For sites of over 200 dwellings we
have assumed that two developer outlets may be operating and used a build rate of 50 units per
annum. However, where it is known that only one developer is building out a site, or we have no
evidence that 2 outlets/developers are building out a site, we have retained a rate of 30 dpa in
our assessment. Larger sites with more than 2 developers/outlets result in a proportionate
increase.

4.14

We have tested these assumptions using the completions information in FBC’s Housing Land
Availability Schedule (31 March 2016). At Appendix 2 we have calculated the average annual
delivery on sites in Fylde that had begun delivering housing prior to 31 March 201629. The data
shows that for all full monitoring years since March 2002, there has been an average delivery
rate of 12 dpa on sites of 10-50 dwellings, an average delivery rate of 22 dpa on sites of 50-200
dwellings and 43 dpa on sites over 200 dwellings. This again demonstrates our assumptions are
robust.

28

FBC’s formal response to the Inspector’s Initial Questions (27th January 2017)
We have only analysed monitoring years beginning from April ’02 – March’03 due to a change in monitoring period the previous
year which would distort the figures.
29
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Summary of Delivery Assumptions
4.15

Based on the recent evidence gathered in relation to sites in Fylde, and also Lichfields past
experience of similar assessments, we have used the following assumptions in calculating
Fylde’s 5YHLS:
Lead-in Times
1

The total lead-in time for outline applications up to the delivery of the first dwelling,
including the time taken to prepare applications, is 30 months; and,

2

The total lead-in time for full applications up to the delivery of the first dwelling,
including the time taken to prepare the application, is 25 months.
Delivery Rates

1

Sites comprising 10 – 50 dwellings will be built out at a rate of 10 dpa;

2

Sites comprising 50 - 200 dwellings will be built out at a rate of 30 dpa; and,

3

Sites of over 200 dwellings will be built out at a rate of 50 dpa if there is more than one
developer present.

Components of the 5YHLS
4.16

It is now a standard approach30 that sites with planning permission should be included in the
supply (unless there is a good reason to exclude them) whereas sites without planning
permission should be excluded (unless there is a good reason to include them). This
interpretation is entirely logical as the absence of a planning permission is a clear impediment
to development, which is contrary to the test that land should be available now.

4.17

For sites without planning permission, there needs to be compelling site specific evidence to
demonstrate that the site is deliverable, in order to justify inclusion in the 5-year supply. This is
particularly the case for those sites previously identified as being phased for delivery in the latter
parts of the development plan period.

4.18

A critical review of Council’s ‘deliverable’ 5YHLS position has been undertaken. This involved a
review of sites indicated by FBC as contributing 50 dwellings or more to its latest 5YHLS, to
establish if they can provide the assumed number of dwellings to the housing land supply, and
to ensure that any planning permissions remain extant.

4.19

FBC’s 5YHLS is made up three main components across several sites:

4.20

1

Allocations (in the emerging FLP);

2

Planning Applications which the Council is minded to approve subject to a S106 agreement;
and,

3

Planning Application Commitments.

Several sites within FBC’s 5YHLS make a contribution to more than one component as a result
of multiple planning permissions, applications or allocations on the same site. To make up the
total 3,471 dwellings, the Council claims that:
1

30
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488 dwellings will be delivered on sites (or parts of larger sites) which are allocated but do
not currently have planning permission;
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2

636 dwellings will be delivered on sites for which the Council is minded to approve
permission subject to the signing of a s106 Agreement; and,

3

1,961 dwellings will be delivered on sites with planning permission.

4.21

640 of the total 3,471 dwellings are on sites which the Council consider will make a contribution
of less than 50 dwellings to the 5YHLS. We have not sought to contest such sites as part of this
assessment as it is likely that they will be deliverable within a 5-year period. We have however
applied a 10% reduction to these small sites, advocated by the Council, to account for sites not
coming forward at (see §§4.72-4.73 below).

4.22

We have reviewed each site FBC considers will make a contribution of 50 or more dwellings to
the 5YHLS and set out below where we consider that, based on the assumptions outlined above
and/or following further research or analysis, the number of completions for any site or part of a
site will not meet the Council’s expected return. We have made adjustments to 12 of the larger
sites in the trajectory at Appendix 3.

Site Analysis
Queensway, St Annes (Site Reference - HSS1)
4.23

We have contacted the Developer Kensington Developments and their Agent regarding expected
lead-in times and delivery rates for the site. They have indicated that they expect first
completion to occur in April 2018 with a significantly higher rate of delivery than that indicated
in the Council’s latest 5YHLS trajectory and a reduced rate of delivery in the first monitoring
year. . However, the delivery rates indicated by the Developer’s Agent are based on prerecession delivery rates on another site and not on recent evidence. We understand that one
developer will build the site out but due to the scale of development will likely use two outlets as
set out in our assumptions. In these circumstances, we accept the Council’s delivery rate
assumptions (60dpa) but do not consider that rates any higher are appropriate or realistic.

4.24

The Reserved Matters application (15/0400) has been under consideration by FBC since June
2015 (21 months) which is considerably longer than the average determination period we
calculated at §4.11 above. This would suggest there are issues or constraints delaying the
development and delivery of the site. Given the delays to date, we have allowed a further 3-6
months for the reserved matters to be approved and preparations to be made by the developer
for a start on site in July 2017. Applying our lead-in time assumptions, a further 9 months
would be required for site preparation and the delivery of the first unit, with the first completion
likely in April -June 2018. This accords with the first completion date advised by the
Developer’s agent. We have also reduced the delivery in the first monitoring year to 45
dwellings to reflect the partial delivery year.

4.25

On the basis of our assessment of this site, the supply from ‘planning application commitments’
has been reduced by 75 dwellings.
Heyhouses Lane, St Annes (Site Reference – MUS4)

4.26

We have spoken to Morris Homes who have confirmed that they only have 30 dwellings left to
sell on their part of the site (relating to reserved matters permission 13/0448) and that these
will be delivered within the 5 year period at a rate of 30 dpa. We have therefore not made any
reduction to the supply from this part of the site.

4.27

The Council has assumed that 105 dwellings will be delivered on that part of the site relating to
outline permission 15/0787 which was given in October 2016. The outline application was
submitted by London Wall Outsourcing Investments Ltd and we are not aware of any developer
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involvement in the site currently. We have contacted the planning Agent (Janet Dixon Town
Planners) to seek confirmation over this point but have not received a response at the time of
writing.
4.28

With no developer in place, an additional 6 months minimum would usually be required to
allow for the promotion, negotiation, contracts and sale of the land to be carried out in addition
to the lead-in time assumptions we have used. To provide a ‘best-case’ scenario, we have
assumed this has been taking place since the application was determined in October 2016 and a
developer has been secured and is ready to start preparing a reserved matters application now.
Applying our lead-in assumptions (18 months for the preparation, submission and
determination of reserved matters applications, a start on site and first delivery) the first
dwelling could be delivered in October 2018 giving half a year’s delivery (15 dwellings) in the
first monitoring year (2018-19) with 30 dpa thereafter. We have therefore not made any
reduction to the supply from this part of the site.
Coastal Dunes, Clifton Drive North, Blackpool Airport Corridor (Site Reference –
HSS4)

4.29

Persimmon Homes has confirmed that the southern phase of development (76 dwellings
relating to permissions 10/0877, 14/0392 and 15/0778) is around 2/3 of the way through
construction (Appendix 4). This would leave around 23 dwellings on the southern phase.
Persimmon expects to start the northern phase in April 2017, deliver both phases concurrently
until the southern phase is completed and deliver 45dpa on the northern phase.

4.30

Assuming a 9 month lead-in from a start on the northern phase, completions will begin from
January 2018 and therefore the northern phase would deliver approximately one quarter of the
45dpa within the 2017-2018 monitoring year (we have assumed 11 dwellings). With the
remaining 23 dwellings from the southern phase being delivered concurrently at a similar rate,
the southern phase would deliver approximately 23 units in 2017-18 and be completed by the
end of that monitoring year. It is therefore reasonable to assume that the site as a whole will
deliver 34 units in 2017/18 and then 45 dpa for each subsequent monitoring year in the 5 year
supply.

4.31

On the basis of our assessment of this site, the supply from ‘planning application commitments’
has been reduced by 64 dwellings.
Cropper Road, Whitehills (Site Reference – HSS5)

4.32

An application is yet to be submitted for this site but the Council has identified Wainhomes as
the developer. It is understood that Wainhomes (following discussions with its planning
consultant Emery Planning Partnership) are in the process of preparing a planning application
for the site. Emery expect the first unit to be delivered at the site from 2021-22 at a rate of
30dpa.

4.33

On the basis of our assessment of this site, the supply from ‘allocations’ has been reduced by 60
dwellings.
Cropper Road East, Whitehills (Site Reference – MUS1)

4.34

FBC has identified the following contributions to ‘planning application commitments’ in the
5YHLS from this site:
1
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Wainhomes (outline application 12/0717 and reserved matters application 14/0310) - 145
dwellings;
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2

Wainhomes (outline application 15/0472) - 80 dwellings; and,

3

Private Landowner (outline application 13/0753) – 26 dwellings.

4.35

From discussions with Emery Planning Partnership, we understand that Wainhomes are
currently delivering units from their first phase of the site (relating to the reserved matters
application 14/0310) at a rate of 30dpa. We also understand that Wainhomes intend to submit
reserved matters applications pursuant to the outline permission (15/0472) in due course to
enable them to begin delivering their second phase in 2019/20 with 15 completions in that
monitoring year and 30dpa thereafter. . We have therefore amended the supply from the
outline permission (15/0472) reflect this, which overall, results in a reduction of 5 dwellings
from the parts of the site controlled by Wainhomes.

4.36

We have also contacted Pilgrim Associates who are the agent for the private landowner but have
not had a response at the time of writing. Lichfields considers it likely that the 26 dwellings
approved on this part of the site (13/0753) will be delivered within the 5YHLS period. We have
therefore not reduced the supply from this part of the site.

4.37

FBC has also identified a 200 dwelling contribution to ‘allocations’ in the 5YHLS from this site:
1

Lancashire County Council (outline application 15/0114).

We have contacted LCC’s planning agent (Eric Wright Group) with regards to lead-in times and
delivery rates but have not had a response at the time of writing.
4.38

Planning Application 15/0114 has been under determination since February 2015. This part of
the site is included as an allocation in the emerging Local Plan with the Examination in Public
due to take place in March 2017. The Inspectors Report should be available 6 months later
(September 2017) with FBC able to determine the application from that time. The application
would need to be decided by the next Planning Committee and the s106 agreement negotiated
and signed. This would add a further 2-3 months, meaning that a reserved matters application
could be submitted from December 2017.

4.39

With no developer currently secured, an additional 6 months minimum would usually be
required to allow for the promotion, negotiation, contracts and sale of the land. This would see
the earliest reserved matters application being prepared from June 2018, which applying our
lead-in time assumptions (18 months to first completion), would see the first completion in
December 2019. We have assumed 10 dwellings in the first year of delivery (2019-2020) with
30 dpa thereafter. We have therefore reduced the supply from this part of the site by 5
dwellings.

4.40

On the basis of our assessment of this site, the supply from ‘allocations’ has been reduced by 5
dwellings and the supply from ‘planning application commitments’ has been reduced by 5
dwellings.
Whyndyke Farm, Preston New Road, Whitehills (Site Reference – MUS2)

4.41

FBC considers that this site will contribute 210 dwellings to the 5YHLS from a ‘minded to
approve’ outline planning permission (11/0221) which was submitted in June 2011 by what
appears to be a private landowner. We have contacted the planning agent (Cassidy Ashton) with
regards to lead-in times and delivery rates but have not had a response at the time of writing.

4.42

In July 2015, FBC resolved to approve the application subject to a s106 agreement and issued a
draft decision notice, but the s106 agreement has yet to be signed. Given that it took over 4
years for the draft decision to be issued and it has so far taken 20 further months without the
s106 agreement being signed, it is clear that there are issues affecting the viability and/or
deliverability of the site. In this context, it will likely take a minimum of 6 months from this
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point to negotiate and sign the s106 agreement and allow for the promotion, negotiation,
contracts and sale of the land. This would see the earliest reserved matters application being
prepared from October 2017. Applying our lead-in time assumptions (18 months to first
completion) would see the first completion in April 2019. Like FBC, we have assumed 2 outlets
from the site but have applied our build rate assumption of 50dpa due to the number of sites in
this Strategic Location.
4.43

On the basis of our assessment of this site, the supply from ‘minded to approve permissions’ has
been reduced by 60 dwellings.
Land to the rear of 11-63 Westgate Road, Squires Gate (Site Reference – Hs21)

4.44

Full planning permission (08/0992) for 72 dwellings (70 net) was allowed on appeal for this site
in February 2009 with a standard 3 year time limit condition for commencement. A subsequent
extension of time application (12/0499) was submitted in August 2012 but is yet to be
determined according to FBC’s online planning register. FBC has included 55 of the dwellings
within its latest 5YHLS with the other 15 projected to be completed in the 2016-17 monitoring
year.

4.45

On the basis of the undetermined application (12/0499), the permission has lapsed. However, a
subsequent full planning permission (16/0194) for 25 dwellings on the site was granted in
November 2016 on the basis of a s106 agreement signed between Baxter Construction and FBC.
Applying our 13 month lead-in time assumption from full permission to start of completions, the
site would start delivering dwellings from January 2018. We have assumed 10dpa will be
delivered.

4.46

On the basis of our assessment of this site, the supply from ‘planning application commitments’
has been reduced by 30 dwellings.
Land Opposite Blackfield End Farm, Warton (Site Reference – HSS2)

4.47

The site is being promoted by Hallam Land Management who recently submitted a reserved
matters application (17/0129) for 343 dwellings. We have spoken to Hallam Land Management
who has confirmed that they hope to have a purchaser/developer in place by the end of 2017. In
the meantime, they have begun discharging conditions attached to the outline permission
(13/0674) so any developer will be able to make as early a start on the site as possible. They
anticipate that this could be by the end of 2017. Hallam Land Management also confirmed that
whilst the site could potentially be split into 2 parcels, it is just as likely that just one developer
will deliver the site from 1 outlet.

4.48

Assuming a start was made on the site by the end of 2017, and assuming a 6-9 month lead-in
time from a start on site to the first completion, the site would start to deliver dwellings from the
start of the second quarter of 2018-19 at the earliest (June 2018 onwards). We have therefore
assumed one outlet delivering 30dpa, with three quarters of delivery in 2018-19 (22 units) and
30dpa thereafter.

4.49

On the basis of our assessment of this site, the supply from ‘planning application commitments’
has been reduced by 23 dwellings.
Highgate Park, Lytham Road, Warton (Site Reference – HSS7)

4.50
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FBC has indicated that Barratt Homes are already delivering dwellings from this site and that
they will continue to do so at a rate of 30dpa. We have contacted Barratt Homes who have
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confirmed by email (Appendix 5) that the site began delivering units in 2014. We have therefore
not reduced the supply from this site.
Oaklands Caravan Park, 252, Lytham Road, Warton (Site Reference –HS27)
4.51

We have spoken to the Landowner’s agent (Graham Anthony Associates) who have advised that
the caravan park is still in use as an active business. Although there has been interest from
developers, no land deals have been done. With no developer in place, the s106 agreement will
not be agreed and reserved matters applications will not be submitted. There is currently no
reasonable prospect of this site coming forward at present and the site does not therefore meet
the test of deliverability outlined at footnote 11 of the Framework. On the basis of our
assessment of this site, the supply from ‘minded to approve permissions’ has been reduced by
53 dwellings.
The Pastures, Fleetwood Road, Wesham (Site Reference –HSS8)

4.52

Rowland Homes have confirmed by email (Appendix 6) that they have been delivering 30dpa
from this site and will continue at this rate.

4.53

On the basis of our assessment of this site, we have not reduced the supply from this site.
Land North of Blackpool Road, Kirkham (Site Reference –HSS9)

4.54

FBC has identified that 3 developers will provide the following contributions to the 5YHLS from
this site:
1

Story Homes (outline application 12/0419 and reserved matters application 14/0613) - 70
dwellings;

2

Barratt Homes (outline application 12/0635 and reserved matters application 15/0308) –
135 dwellings; and,

3

Morris Homes (full application 15/0177 currently being determined) – 105 dwellings.

4.55

Story Homes has confirmed via email (Appendix 7) that they have been delivering slightly above
FBC’s assumed 30dpa completions on the site with 44 units left to sell. We have therefore not
reduced the supply from this element of the site.

4.56

Reserved matters approval (15/0308) was granted on the Barratt Homes parcel of the site in
August 2015. Barratt Homes has confirmed (Appendix 5) that they began delivering dwellings
from the site in June 2016. We have therefore increased the supply in the 2017-18 monitoring
year from 15 to 30 and consequently we have increased the supply from this part of the site by 15
dwellings. We have spoken to Morris Homes who confirmed that they are still in discussions
with the Council over the final layout and details of the full application for 105 dwellings that is
currently being determined. They indicated that they do not expect the site to deliver any
completions in the 2017-18 monitoring year but expect around 20 units to be delivered in 201819 with an expected 25dpa thereafter. We have therefore reduced the supply (from ‘allocations’)
from this element of the site by 10 dwellings.

4.57

On the basis of our assessment of this site, the supply from allocations has been reduced by 10
dwellings and the supply from ‘planning application commitments’ has been increased by 15
dwellings.
Land off Willow Drive, Wrea Green (Site Reference –HSS11)

4.58

FBC has included 100 dwellings within the 5YHLS from this site relating to outline application
14/0302. A reserved matters application (16/0280) RM for 86 dwellings on the site was
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approved in October 2016 (60 market dwellings and 26 affordable dwellings). The developer
(Story Homes) has confirmed via email (Appendix 7) that 86 dwellings will be constructed in
total, and that they expect the first completion from the site to be in April 2017 and that delivery
of market dwellings will be at a rate of 2 dwellings per month (24 dpa). We have assumed that
the affordable units will be delivered alongside the market dwellings and have therefore applied
an overall delivery rate of 30dpa in accordance with our delivery rate assumptions.
4.59

On the basis of our assessment of this site, the supply from ‘planning application commitments’
has been reduced by 14 dwellings.
North of Preston Road, Clifton (Site Reference –HS49)

4.60

Emery Planning Partnership has confirmed that FBC’s assumptions and anticipated supply of 74
dwellings from this site are reasonable. We have not therefore reduced the supply from this site.
Elswick Neighbourhood Plan Allocation

4.61

The emerging Local Plan Publication document states that:
“Elswick Parish Council has agreed to prepare a NDP, following the decision of the
Development Management Committee on 9 March 2016 to reduce the number of homes
from 140 to 50 and to change its status to a Tier 2 Smaller Rural Settlement. It is the
Parish Council’s intention to allocate suitable sites in and around Elswick to provide 50
homes over the plan period, in addition to the existing commitments.”

4.62

FBC has included 50 dwellings from allocations within the 5YHLS in relation to the Elswick
Neighbourhood Plan at a rate of 10 dwellings per year from 2017-18.

4.63

The Elswick Neighbourhood Area was approved by Fylde Borough Council on 3 rd August 2016.
Since that time no Neighbourhood Plan has been published or consulted on and only limited
progress has been made. Indeed, in a recent consultation response to a planning application
(16/0180) for 50 dwellings in Elswick, which was refused on 8th February 2017, the Parish
Council commented as follows:
“Elswick Parish Council has been formulating a Neighbourhood Plan and recognises that
this is a lengthy process; however, in a short period, has made considerable progress.
There has been a tremendous response to the Neighbourhood Plan questionnaire with
over 30% of households submitting responses. The overwhelming message from the
questionnaire is that villagers wish to see the housing allocation in the emerging Local
Plan distributed uniformly throughout around the village with several small
developments rather than one or more large housing estates, enabling the village to grow
whilst retaining its character. The whole purpose of the plan is to give a voice to the
community to help them manage their neighbourhood, if this planning application is
granted it goes totally against the purpose of the Neighbourhood plan and the Localism
Act.” [§1.9]

4.64
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“The development of the site for up to 50 dwellings will, in combination with recent
planning approvals, result in a level of development in Elswick that will exceed that
assumed in the emerging Fylde Local Plan, which is at an advanced stage of preparation,
and identified Elswick as a tier 2 settlement expected to support only limited expansion. In
the absence of any significant community facilities within the village and a limited public
transport service in the village, the proposal would result in increased journeys by private
motor vehicle and so would be economically, socially and environmentally unsustainable
and contrary to the provisions of Policy S1 of the emerging Fylde Local Plan to 2032.”
4.65

FBC has acknowledged through the reason for refusal above that 50 dwellings in Elswick would
be unsustainable and would exceed the levels assumed in the emerging Local Plan. Any
neighbourhood plan allocation could therefore not amount to 50 dwellings. In any case there is
no reasonable prospect of the Elswick Neighbourhood Plan being advanced through to adoption
in the foreseeable future and as such there are no sites identified that would meet the tests of the
Framework Footnote 11. As such we have removed the entire Neighbourhood Plan allocation
from the 5YHLS.

4.66

On the basis of our assessment of this site, the supply from ‘allocations’ has been reduced by 50
dwellings.

Allowances
4.67

The Framework states that:
“Local planning authorities may make an allowance for windfall sites in the five-year
supply if they have compelling evidence that such sites have consistently become available
in the local area and will continue to provide a reliable source of supply. Any allowance
should be realistic having regard to the Strategic Housing Land Availability Assessment,
historic windfall delivery rates and expected future trends, and should not include
residential gardens.” [§48]

4.68

The Practice Guidance states that windfalls may be included within the 5-year supply where
compelling evidence is provided, as set out in the Framework. In particular, it states:
“A windfall allowance may be justified in the five-year supply if a local planning authority
has compelling evidence as set out in paragraph 48 of the National Planning Policy
Framework.” [ID: 3-29-20140306]

4.69

Both the Framework and the Practice Guidance are therefore explicit in stating that when
windfall sites are to be included in housing land supply calculations, they must be justified
through compelling evidence. This not surprising as the Framework seeks to ensure the 5-year
supply is made up of deliverable sites. For windfalls to be included there needs to be clear
evidence that these sites will actually contribute to the supply.

4.70

The FLP EiP Inspector specifically requested such evidence and FBC set out allowances for 386
dwellings within its latest 5YHLS position in its response to the Inspector on 27 January 2017.
These allowances are made up of the following:
1

Small site commitments and minded to approve planning applications– 306

2

Small sites and Windfall Allowance – 40

3

Long Term Empty Homes re-entering market - 40
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4.71

The 306 dwellings from small site commitments and minded to approve planning applications
are effectively commitments. We do not consider that the other allowances are unreasonable
and therefore we do not argue for their removal.
Allowance for Sites not coming forward

4.72

Whilst previously applying a 10% reduction for sites not coming forward in the most recently
published HSS, base dated 31 March 2016, FBC has not applied such a discount to the 5YHLS in
its revised 5-year trajectory for the period 2016/17-2021/22 in its response dated 27th January
2017, to the Inspector’s Initial Questions to the Council.

4.73

We consider that such a discount is wholly appropriate to account for sites not coming forward
and have therefore applied a 10% allowance for sites not coming forward to all sites of less than
50 dwellings in our analysis at Appendix 3. This results in a reduction to the supply of 64
dwellings.

4.74

Given that we have assessed the deliverability of all sites contributing 50 dwellings or more to
the 5YHLS in more detail, in order to avoid double counting, we have not applied a 10%
reduction to these sites.

Conclusion on 5-Year Land Supply
4.75

Taking into account the above, the 5-year net housing supply is set out in Table 3.8. A schedule
of the supply is attached at Appendix 3.

Table 4.2 5-Year Housing Supply

Components of Supply (2017-2022)
Allocations without planning permission
Sites on which the Council is minded to
approve permission
Sites with Planning Permission
Allowances
Allowance for small sites (<50 dwellings)
not coming forward
Total
Source: FBC and Lichfields
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FBC
488
636

Lichfields
363

Difference
-125

523

-113

1,961
386
n/a

1765
386
-64

-196
0
-64

3,471

2973

-498
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5.0

Balance of Requirement and Supply

5.1

The balance of the housing requirement and supply in Fylde, based on the 5 year requirement
set out at Section 3.0 above and the housing supply at Section 4.0, is summarised in Table 5.1
and Table 5.2.

5.2

Set against an OAN of 370dpa and using the ‘Sedgefield’ method, the deliverable 5-year supply
position is 5.5 years based on FBC’s claimed supply but just 4.6 years based on Lichfields’
Analysis of the Council’s claimed supply.

5.3

Set against an OAN of 450dpa and using the ‘Sedgefield’ method, the deliverable 5-year supply
position is 4.2 years based on FBC’s claimed supply but just 3.5 years based on Lichfields’
Analysis of the Council’s claimed supply.

5.4

It should be noted that we have calculated the backlog/shortfall from the 2011/12 – 2015/16
monitoring years, against the two OAN figures. In Section 4 below we analyse the FBC’s claimed
5YHLS from 31 March 2017 set out in its response to the Inspectors Questions in January 2017.

5.5

In its revised 5YHLS trajectory supplied to the Inspector in January 2017, FBC includes
projected completions for the 2016/17 monitoring year. Any shortfall from the 2016/17
monitoring year will also need to be accounted for when calculating the housing requirement for
the Borough when the complete data for housing completions in Fylde in 2016/17 is published.

5.6

It should also be noted that when FBC next updates its trajectory, it may include any of the
projected completions in the 2016/17 year that do not materialise on specific sites. This
however will not be known until such time that the complete data for housing completions in
Fylde in 2016/17 is published and FBC re-assesses the trajectory.
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Table 5.1 5-Year Housing Land Supply Position based on OAN of 370dpa

Housing Requirement (2017/18-2022/23)
5-year Requirement
Backlog (2011-2016)
Requirement + Backlog
Framework 20% Buffer
Outstanding 5 Year Requirement
Requirement + Backlog + Buffer
Residual Annual 5-Year Requirement

FBC Position
(5x370)

Allocations
Minded to Approve
Planning Application Commitments
Sub
Total
Small site completions
Small site commitment and Minded to
Approve (unallocated sites)
Small sites and Windfall Allowance
(unallocated sites)
Long Term Empty Homes re-entering
market
10% allowance for small sites (<50) not
coming forward
Sub
Total
Total 5-Year Supply
Difference
(Under Supply Expressed as a Minus)

5-year Housing Supply
(Expressed as Years of Residual Requirement)
Source: FBC and Lichfields
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1,850
802
2,652
530

Lichfields Position
(5x370)

3,182

3,182

636

636

488
636
1961

363
523
1,765

3,085

2,651

0

0

306

306

40

40

40

40

0

-64

386

1,850
802
2,652
530

386

322

322

3,471

2,973

289

-209

5.45

4.67
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Table 5.2 5-Year Housing Land Supply Position based on OAN of 450dpa

Housing Requirement (2017/18-2022/23)
5-year Requirement
Backlog (2011-2016)
Requirement + Backlog
Framework 20% Buffer
Outstanding 5 Year Requirement
Requirement + Backlog + Buffer
Residual Annual 5-Year Requirement

FBC Position
(5x450)

Allocations
Minded to Approve
Planning Application Commitments
Sub
Total

2,250
1,202
3,452
690

Lichfields Position
(5x450)
2,250
1,202
3,452
690

4,142

4,142

828

828

488
636
1961

363
523
1,765

3,085

2,651

Small site completions
0

0

Small site commitment and Minded to
Approve (unallocated sites)

306

306

Small sites and Windfall Allowance
(unallocated sites)

40

40

40

40

0

-64

Long Term Empty Homes re-entering
market
10% allowance for small sites (<50) not
coming forward
Sub
Total
Total 5-Year Supply
Difference
(Under Supply Expressed as a Minus)

5-year Housing Supply
(Expressed as Years of Residual Requirement)

386

386

322

322

3,471

2,973

-671

-1,169

4.20

3.59

Source: FBC and Lichfields
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6.0

Conclusion

6.1

In terms of its latest ‘published’ 5YHLS position (HSS base dated March 2016), FBC has a
supply of just 4.8-years. Recent appeal decisions have accepted that the Council cannot
demonstrate a 5YHLS and have indicated that the actual level of supply as of 31 st March 2016 is
between 3.5-years and 4.8 years.

6.2

As part of its Local Plan EiP preparations, on 27th January 2017 the Council issued a formal
response to the Inspector’s initial questions on the status of its 5YHLS. In that document, the
Council provides an updated housing trajectory (base dated 31st March 2017) and claims a
5YHLS of 3,471 dwellings. The Council also claims that this is an over-supply of 951 dwellings
(equating to 6.9-years forward supply) based on the application of the ‘Liverpool’ approach to
backlog rather than the ‘Sedgefield’ approach.

6.3

Lichfields has assessed what an appropriate housing requirement is in Section 3.0 of this report
and has found that due to the persistent under-delivery over the past 13 years, a 20% buffer is
required and that this should be applied to both the requirement and backlog using the
Sedgefield approach.

6.4

On this basis we have concluded that the Council has a 5 year requirement of 3,182 (636 dpa)
using an OAHN of 370dpa. However Lichfields considers that an OAHN of at least 450dpa
should be used, which gives a 5 year housing requirement of at least 4,142 dwellings (828
dpa).

6.5

Lichfields has undertaken a detailed review of all sites included within FBC’s latest 5YHLS
trajectory31, including Allocations, Planning Applications that the Council is minded to approve,
and Planning Application Commitments, for sites which the Council considers will make a
contribution of 50 dwellings or more to the 5YHLS.

6.6

Lichfields has applied robust assumptions of lead-in times and delivery rates based on our past
experience of this type of assessment and extensive work with volume housebuilders and others
in the development industry. We have also analysed past lead-in times and delivery rates within
the Borough to validate our assumptions in the local context.

6.7

Our review has found that a number of sites which are included within the Council’s 5-year
supply should be discounted completely as they do not meet the definition of ‘deliverable’ as set
out within the Framework [Footnote 11]. We also found that some sites will not deliver the
number of units anticipated by the Council as correspondence with developers and agents has
revealed that have lead-in times and delivery rates have been over-estimated. Additionally, it is
considered that the delivery rates and lead-in times on a number of other sites have been overestimated or not taken into account inherent delays within the development process.

6.8

On the basis of this analysis, Lichfields considers that the Council’s realistic position in terms of
a 5YHLS is 2,903 dwellings. This represents a reduction of 568 dwellings from FBC’s claimed
supply of 3,471.

6.9

It is therefore considered that the realistic 5YHLS position based on using the ‘Sedgefield’
approach to applying the 20% Framework buffer and an appropriate OAN of 450dpa is 3.6
years.

31
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Base dated 31 March 2017.

Appendix 1: Fylde Determination
Periods

Determination
Period
(Months)

Decision Date

Validation
Date

Planning
Application
Reference

Table 6.1 Determination Periods for Determined Outline Applications Referenced in FBC's Revised 5YHLS Trajectory (January 2017)

12/0465 OL

23/06/2012

01/10/2012

3

15/0787 OL

30/11/2015

26/10/2016

11

08/1049 OL

15/12/2008

01/05/2013

53

10/0877 OL

17/01/2011

01/05/2013

28

12/0717 OL

27/11/2012

16/10/2013

11

13/0753 OL

04/12/2013

21/04/2016

29

15/0472 OL

16/07/2015

12/02/2016

7

12/0550 OL

12/09/2012

09/07/2013

10

11/0763 OL

23/11/2011

11/10/2012

11

14/0779 OL

27/10/2014

12/03/2015

5

12/0419 OL

05/07/2012

28/03/2013

9

12/0635 OL

04/02/2013

23/04/2013

3

15/0458 OL

10/07/2015

16/10/2015

3

14/0302 OL

29/04/2014

05/09/2014

4

15/0763 OL

06/11/2015

12/07/2016

8

Average Determination Period = 13 months
Source: FBC

Determination
Period
(Months)

Decision Date

Validation Date

Planning
Application
Reference

Table 6.2 Determination Periods for Determined Reserved Matters Applications Referenced in FBC's Revised 5YHLS Trajectory
(January 2017)

13/0257 RM

07/05/2013

02/04/2015

23

13/0448 RM

22/06/2013

23/12/2015

30

14/0392 RM

14/07/2014

23/12/2014

5

14/0310 RM

29/04/2014

09/09/2014

4

13/0786 RM

17/12/2013

07/04/2014

4

15/0706 RM

21/10/2015

06/01/2016

3

14/0041 RM

03/02/2014

09/07/2014

5

14/0613 RM

28/08/2014

12/12/2014

4

Average Determination Period = 10 months
Source: FBC

08/0992 FULL
Source: FBC

12/11/2008

11/02/2009

Determination
Period
(Months)

Decision Date

Validation Date

Planning
Application
Reference

Table 6.3 Determination Periods for Determined Full Applications Referenced in FBC's Revised 5YHLS Trajectory (January 2017)

3

Appendix 2: Fylde Delivery Rates

To determine ‘full’ years of delivery in Tables 6.4-6.6 below, we have included years from Fylde
Council Housing Land Availability Schedule 2015-2016 in which dwellings have been delivered
on a site in both the year preceding and the year following that shown.

Table.6.4 Dwellings completed on 200 or more dwellings capacity sites for full years of delivery in Fylde since 2002/03

Site
02/03 03/04 04/05 05/06 06/07 07/08 08/09 09/10 10/11 11/12 12/13 13/14 14/15
10678 96
93
99
1A354
86
32
12
5
1
2
3
Source: FBC Housing Land Availability Schedule 2015-2016

Table 6.5 Dwellings completed on 50-200 dwellings capacity sites for full years of delivery in Fylde since 2002/03

Site
02/03 03/04 04/05 05/06 06/07 07/08 08/09 09/10 10/11 11/12 12/13
1A735
2a765
No Ref32
7
12
19
73
21
3A360
25
12
11
4A703

13/14 14/15
46
41
10
11
1
36

Source: FBC Housing Land Availability Schedule 2015-2016

Table 6.6 Dwellings completed on 0-49 dwellings capacity sites for full years of delivery in Fylde since 2002/03

Site
02/03 03/04 04/05 05/06 06/07 07/08 08/09 09/10 10/11 11/12 12/13 13/14 14/15
1A308
4
33
No Ref
17
12
8
34
No Ref
10
4A774
18
Source: FBC Housing Land Availability Schedule 2015-2016

Table 6.7 Average Delivery Rates based on Tables A2.1 - A2.3

Site Size
0-49
50-200
More than 200
Source: Lichfields Analysis

32

Site between 3A355 and 3A360 in schedule.
Sites between 1a349 and 1a440 in schedule.
34
Sites between 1a349 and 1a440 in schedule.
33

Average dwellings delivered per annum
12
22
43

Appendix 3: Lichfields 5YHLS
Trajectory

300

119

45

45

29

45

60

60

30

14

15

30

30

45

45

45

Difference

60

5-year Total

5-year Total

60

2021-2022

2021-2022

60

2020-2021

2020-2021

60

2019-2020

2019-2020

60

2018-2019

2018-2019

30

2017-2018

2017-2018

1150

Current Year Projected

Current Year Projected

Lichfields

UC / NS

Completion

Planning Application Commitment

Minded to Approve

Allocations

Planning Application Number

Site

Site Ref

FBC

60

225

-75

74

0

30

105

0

45

214

-64

30

30

-60

10

130

0

26

0

SL1
08/0058 OL
Queensway, St Annes

HSS1

1150

13/0257 RM
15/0400 RM
12/0465 OL

162
Heyhouses Lane, st Annes

MUS4

43

74

45

30

13/0448 RM
15/0787 OL

160

15

30

30

30

105

60

60

60

38

278

30

60

90

30

10

130

SL2
08/1049 OL
Coastal Dunes, Clifton Drive North, Blackpool Airport Corridor

HSS4

351

10/0877 OL

13

338

60

60

60

34

14/0392 RM
Cropper Road, whitehills

HSS5

None Submitted

442

12/0717 OL
145

145

26

26

15

30

30

15

11

30

30

30

30

30

4

10

10

2

75

10

30

30

70

-5

80

15

30

30

75

-5

210

50

50

50

150

-60

10

10

3

0

25

-30

22

30

30

30

112

-23

30

30

30

30

150

0

0

-53

15

14/0310 RM
Cropper Road East, Whitehills

MUS1

13/0753 OL
15/0114 OL

200

15/0472 OL
Whyndyke Farm, Preston New Road, Whitehills

MUS2

80

11/0221 OL

80

15

1310

26
15

30

30

30

5

30

60

60

30

60

08/0992 FULL
Land to the rear of 11-63 Westgate Road, Squires Gate

HS21

12/0499 FULL

70

70

360

360

15

30

25

55

15

30

30

30

30

135

30

30

30

30

30

150

15

30

8

30

2

16/0194
SL3
13/0674 OL
Land Opposite Blackfield End Farm, Warton

HSS2
17/0129 RM
12/0550 OL

Highgate Park, Lytham Road, Warton

HSS7

254

13/0786 RM

37

217

30

30

30

15/0706 RM

Oaklands Caravan Park, 252, Lytham Road, Warton

HS27

15/0194 OL

53

53

SL4
11/0763 OL
14/0041 RM
The Pastures, Fleetwood Road, Wesham

HSS8

262

19

243

30

30

30

30

117

17

100

30

30

30

10

15

30

30

30

30

135

15

30

30

30

105

30

150

30

30

30

30

30

30

150

0

70

30

30

30

10

0

0

70

0

30

30

30

30

30

150

15

20

25

25

25

95

-10

14/0779 OL
15/0724 RM
12/0419 OL
14/0613 RM
Land North of Blackpool Road, Kirkham

HSS9

12/0635 OL
180

180

15/0308 RM
15/0177 FULL

291

15

30

30

25

100

30

30

26

15

30

29

74

5

30

30

9

Difference

50

5-year Total

10

2021-2022

5-year Total

10

2020-2021

2021-2022

10

2019-2020

2020-2021

10

2018-2019

2019-2020

10

2017-2018

2018-2019

Current Year Projected

Lichfields

2017-2018

Current Year Projected

UC / NS

Completion

Planning Application Commitment

Minded to Approve

Allocations

Planning Application Number

Site

Site Ref

FBC

Elswick
Neighbourhood Development Plan allocation

50

-50

Wrea Green
15/0458 OL
Land off Willow Drive, Wrea Green

HSS11

100

14/0302 OL

100

86

-14

74

0

16/0280 RM
Clifton
North of Preston Road, Clifton

HS49

15/0763 OL

74

74

Totals for Sites 50+ dwellings
Allocations

0

10

25

55

100

130

320

0

0

20

35

55

85

195

-125

Minded to Approve

0

0

75

150

127

90

442

0

5

45

110

89

80

329

-113

Planning Application Commitments

255

390

425

340

300

228

1683

210

250

342

340

290

265

1487

-196

2011

-434

Total for 50+ sites

2445

Totals for Sites less than 50 dwellings
Allocations

0

0

0

0

88

80

168

0

0

0

0

88

80

168

0

Minded to Approve

0

27

102

65

0

0

194

0

27

102

65

0

0

194

0

Planning Application Commitments

150

211

67

0

0

0

278

150

211

67

0

0

0

278

0

Total for <50 sites

640

640

Totals for All Sites
Allocations

0

10

25

55

188

210

488

0

0

20

35

143

165

363

-125

Minded to Approve

0

27

177

215

127

90

636

0

32

147

175

89

80

523

-113

Planning Application Commitments

405

601

492

340

300

228

1961

360

461

409

340

290

265

1765

-196

Total

405

638

694

610

615

528

3085

420

510

814

970

868

860

2651

-434

Allowances
Small site completions

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Small site commitment and Minded to Approve (unallocated
sites)

0

77

77

77

75

0

306

0

77

77

77

75

0

306

0

Small sites and Windfall Allowance (unallocated sites)

0

0

0

0

0

40

40

0

0

0

0

0

40

40

0

Long Term Empty Homes re-entering market

0

10

10

10

10

0

40

0

10

10

10

10

0

40

0

10% allowance for small sites (<50) not coming forward
Total
TOTAL PROVISION
*Application references in red added by Lichfields

64
0

87

87

87

85

40

386
3471

0

87

87

87

85

40

322

-64

2973

-498

Appendix 4: Email from Persimmon
Homes

Paul Nellist
From:
Sent:
To:
Subject:

Graham, Rachael <rachael.graham@persimmonhomes.com>
03 March 2017 12:27
Paul Nellist
RE: Coastal Dunes, Clifton Drive North, Blackpool Airport Corridor - Site Ref HSS4
[NLP-DMS.FID418258]

Hi Paul,
No problem – in answer to your questions:
•

The site is in two phases (North & South)
o The Southern parcel is consented (76 units) and we are about 2/3 of the way through construction.
This was done under mainly under the original outline approval (10/0877 (outline), 14/0392 (RM),
15/0778 (full – 3 additional units).
o The northern parcel is subject to a s106 at the moment having got a minded to approve a committee
th
in January (11 ). This is for 353 units and is a new full application (16/0062 is a full app not a RM) as
we have significantly increased the density above the original outline.
o Persimmon will deliver both phases. For a time, until we finish the southern phase there will be two
outlets. We expect to start the northern phase next month and image a delivery rate of c. 45 a year
(inc. affordables).

I hope that helps.
Thanks, Rachael
Rachael Graham
Persimmon Homes (Lancashire)
From: Paul Nellist [mailto:paul.nellist@lichfields.uk]
Sent: 02 March 2017 15:57
To: Graham, Rachael
Subject: Coastal Dunes, Clifton Drive North, Blackpool Airport Corridor - Site Ref HSS4 [NLP-DMS.FID418258]

Rachael, you previously helped me out with some information relating to your site at Brindle Road, Bamber Bridge.
We have now been asked by a client to look into Fylde Borough Council’s 5 year housing land supply, within which
the Council has included the above site (which includes planning permissions 08/1049 , 10/0877 , and 14/0392).
It would be useful to know:
1.
2.
3.
4.

Does the latest planning application (16/0062/REM) relate to the same site?
When did you or do you expect to begin delivering units on the site?
How many units you have or expect to deliver per annum and in total?
How many developers/outlets there are or will be?

I would appreciate if you can give any of the above information.
If you have any queries or would like to discuss this further, please do not hesitate to contact me.
Kind regards,
Paul
Paul Nellist
Senior Planner
1

Lichfields, 3rd Floor, One St James's Square, Manchester M2 6DN
T 0161 837 6130 / M 07341773571 / E paul.nellist@lichfields.uk

lichfields.uk

This email is for the use of the addressee. It may contain information which is confidential and exempt from disclosure. If you are not
the intended recipient you must not copy, distribute or disseminate this email or attachments to anyone other than the addressee. If
you receive this communication in error please advise us by telephone as soon as possible.
Nathaniel Lichfield & Partners Limited is registered in England, no. 2778116. Our registered office is at 14 Regent's Wharf, All Saints
Street, London N1 9RL.



Think of the environment. Please avoid printing this email unnecessarily.

______________________________________________________________________
This email has been scanned by the Symantec Email Security.cloud service.
For more information please visit http://www.symanteccloud.com
______________________________________________________________________
______________________________________________________________________
The information in this email is confidential and may be legally privileged. It is intended solely for the
addressee. Access to this email by anyone else is unauthorised. If you are not the intended recipient, any
disclosure, copying, distribution or any action taken or omitted to be taken in reliance on it, is prohibited
and may be unlawful. If you are not the intended recipient please contact the sender and delete the message.
Persimmon Homes Limited is registered in England number 4108747, Charles Church Developments
Limited is registered in England number 1182689 and Space4 Limited is registered in England number
3702606. These companies are wholly owned subsidiaries of Persimmon Plc registered in England number
1818486, the Registered Office of these four companies is Persimmon House, Fulford, York YO19 4FE.
This email has been scanned by the Symantec Email Security.cloud service.
For more information please visit http://www.symanteccloud.com
______________________________________________________________________
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Appendix 5: Email from Barratt
Homes

Paul Nellist
From:
Sent:
To:
Subject:

Artiss, Simon <simon.artiss@barratthomes.co.uk>
10 March 2017 09:35
Paul Nellist
RE: *Ext: Fylde 5 year housing land supply [NLP-DMS.FID418258]

Hi Paul
The only thing that I’m able to disclose (not commercially confidential) is:
In terms of first delivery then I am ok with as they could obtain that from land registry. In that respect Highgate Park
Dec 14 and The Spinnings June 16
Hope that assists?
Regards.
Simon Artiss
Planning Manager, Barratt Manchester
Barratt Homes (A trading name of BDW Trading Ltd)
4 Brindley Road, City Park, Manchester, M16 9HQ
T: 0161 872 0161 F: 0161 855 2828 M: 07879 668864 / 07903 573652
e-mail: simon.artiss@barratthomes.co.uk
Website: www.barrattdevelopments.co.uk
We are actively acquiring housing land in the North West and need more – can you help?

From: Paul Nellist [mailto:paul.nellist@lichfields.uk]
Sent: 06 March 2017 14:21
To: Artiss, Simon <simon.artiss@barratthomes.co.uk>
Subject: *Ext: Fylde 5 year housing land supply [NLP-DMS.FID418258]
Right-clic
here to
download
pictures.
help prot
y our priv
Outlo ok
prev ented
auto matic
download
this pictu r
from the
In ternet.

This email was received from outside the organization.
Please do not click on LINKS or ATTACHMENTS where you are unsure of its origin. In such cases
delete the email.

Simon,
Thank you for your time on the phone a short while ago.
To re-cap:
We have been asked by a client to look into Fylde Borough Council’s 5 year housing land supply, within which the
Council has included the following sites:

1

i.

Highgate Park, Lytham Road, Warton (HSS7) – (Planning Applications 12/0550, 13/0786, and 15/0706);
and,

ii.

Land North of Blackpool road, Kirkham (HSS9) - Planning Applications 12/0635 and 15/0308).

It would be useful to know for each site:
1. When did you or do you expect to begin delivering units?
2. How many units you have or expect to deliver per annum?
3. How many developers/outlets there are or will be?
I would appreciate any advice you can provide in relation to the above, if you have any queries or would like to
discuss this further, please do not hesitate to contact me.
Kind regards,
Paul

Paul Nellist
Senior Planner
Lichfields, 3rd Floor, One St James's Square, Manchester M2 6DN
T 0161 837 6130 / M 07341773571 / E paul.nellist@lichfields.uk

lichfields.uk

This email is for the use of the addressee. It may contain information which is confidential and exempt from disclosure. If you are not
the intended recipient you must not copy, distribute or disseminate this email or attachments to anyone other than the addressee. If
you receive this communication in error please advise us by telephone as soon as possible.
Nathaniel Lichfield & Partners Limited is registered in England, no. 2778116. Our registered office is at 14 Regent's Wharf, All Saints
Street, London N1 9RL.



Think of the environment. Please avoid printing this email unnecessarily.

The sender of this e-mail is a member of the Barratt Developments PLC group of companies, the ultimate
parent of which is Barratt Developments PLC (company number 00604574). Barratt Developments PLC is
registered in England and Wales with its registered office at Barratt House, Cartwright Way, Forest
Business Park, Bardon Hill, Coalville, Leicestershire LE67 1UF, together with its principal subsidiaries
BDW Trading Limited (03018173), and Wilson Bowden Developments Limited (00948402). Barratt
Homes, Barratt London and David Wilson Homes are trading names of BDW Trading Limited. This e-mail
message is meant only for use by the intended addressee and may contain privileged and/or confidential
information. If you have received this message in error please notify us and remove it from your system.
Please view our ‘Email Addendum v2.0’ at www.barrattcommercialsupport.co.uk/barratt-developments-plcemail-a for further details.
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Appendix 6: Email from Rowland
Homes

Paul Nellist
From:
Sent:
To:
Subject:

Tom Snape <tom.snape@rowland.co.uk>
03 March 2017 10:43
Paul Nellist
RE: The Pastures, Fleetwood Road, Wesham - HSS8 - Fylde 5 Year housing Land
Supply [NLP-DMS.FID418258]

Paul,
There are 18 units left to complete on Phase 1 and work has just begun on Phase 2 (159 units – RM consent
15/0724).
1. When did you begin delivering units on the site? The start on site was end of July 2014 (Roads and Sewers),
construction start October 2014 with the first legal completion April 2015.
2. How many units you have delivered and expect to deliver per annum going forward? We have been
delivering on average 30 units per year and consider that this will continue at a similar rate.
3. How many outlets there are on the site? One outlet on site.
For your reference Stephen is no longer with Rowland.
Hope the above assists.
Regards
Tom

---------------------------Tom Snape
Assistant Land & Planning Manager
T: 01772 643692
M: 07718 578280

This message (and any associated files) is intended only for the use of the individual or entity to which it is
addressed and may contain information that is confidential, subject to copyright or constitutes a trade secret.
If you are not the intended recipient you are hereby notified that any dissemination, copying or distribution
of this message, or files associated with this message, is strictly prohibited. If you have received this
message in error, please notify us immediately by replying to the message and deleting it from your
computer. Messages sent to and from us may be monitored.
Company No. 02790915
Registered Office: Rowland Homes Limited, Farington House, Stanifield Business Park, Stanifield Lane,
Leyland, Lancashire, PR25 4UA
----------------------------
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From: Paul Nellist [mailto:paul.nellist@lichfields.uk]
Sent: 03 March 2017 09:51
To: Jonathan Pickthall; Stephen J Lancaster; Tom Snape
Subject: The Pastures, Fleetwood Road, Wesham - HSS8 - Fylde 5 Year housing Land Supply [NLP-DMS.FID418258]

Jon, Stephen and Tom
We have been asked by a client to look into Fylde Borough Council’s 5 year housing land supply, within which the
Council has included the above site (including planning applications 11/0763, 14/0041 and 14/0779).
It would be useful to know:
4. When did you begin delivering units on the site?
5. How many units you have delivered and expect to deliver per annum going forward?
6. How many outlets there are on the site?
I would appreciate any advice you can provide in relation to the above, if you have any queries or would like to
discuss this further, please do not hesitate to contact me.
Kind regards,
Paul

Paul Nellist
Senior Planner
Lichfields, 3rd Floor, One St James's Square, Manchester M2 6DN
T 0161 837 6130 / M 07341773571 / E paul.nellist@lichfields.uk

lichfields.uk

This email is for the use of the addressee. It may contain information which is confidential and exempt from disclosure. If you are not
the intended recipient you must not copy, distribute or disseminate this email or attachments to anyone other than the addressee. If
you receive this communication in error please advise us by telephone as soon as possible.
Nathaniel Lichfield & Partners Limited is registered in England, no. 2778116. Our registered office is at 14 Regent's Wharf, All Saints
Street, London N1 9RL.



Think of the environment. Please avoid printing this email unnecessarily.
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Appendix 7: Email from Story Homes

Paul Nellist
From:
Sent:
To:
Subject:

Phillip Mussell <Phillip.Mussell@storyhomes.co.uk>
07 March 2017 08:09
Paul Nellist
RE: Fylde 5 Year Housing Land Supply Sites [NLP-DMS.FID418258]

Hi Paul,
Yeah, sorry my mistake, 60 + 26 affordable.
From: Paul Nellist [mailto:paul.nellist@lichfields.uk]
Sent: 06 March 2017 19:37
To: Phillip Mussell
Subject: RE: Fylde 5 Year Housing Land Supply Sites [NLP-DMS.FID418258]

Thanks for this Phil,
I really appreciate the help.
Can I just confirm whether that’s 60 units on the site in total or 60 for Story plus 26 affordable?
Kind regards
Paul
Paul Nellist
Senior Planner
Lichfields, 3rd Floor, One St James's Square, Manchester M2 6DN
T 0161 837 6130 / M 07341773571 / E paul.nellist@lichfields.uk

lichfields.uk
This email is for the use of the addressee. It may contain information which is confidential and exempt from disclosure. If you are not
the intended recipient you must not copy, distribute or disseminate this email or attachments to anyone other than the addressee. If
you receive this communication in error please advise us by telephone as soon as possible.
Nathaniel Lichfield & Partners Limited is registered in England, no. 2778116. Our registered office is at 14 Regent's Wharf, All Saints
Street, London N1 9RL.



Think of the environment. Please avoid printing this email unnecessarily.

From: Phillip Mussell [mailto:Phillip.Mussell@storyhomes.co.uk]
Sent: 03 March 2017 11:54
To: Paul Nellist
Subject: RE: Fylde 5 Year Housing Land Supply Sites [NLP-DMS.FID418258]

Hi Paul,
Good to hear from you.
Kirkham – doing 32 p.a. with 44 left to sell from now.
Wrea Green – 1st legal April 2017. Total of 60 units. 2 per month.
No other phases.
Hope that helps.
1

Phil

From: Paul Nellist [mailto:paul.nellist@lichfields.uk]
Sent: 03 March 2017 10:12
To: Phillip Mussell
Subject: FW: Fylde 5 Year Housing Land Supply Sites [NLP-DMS.FID418258]

Phil
I trust you are well. I was hoping you or one of your colleagues may be able to help me with something.
We have been asked by a client to look into Fylde Borough Council’s 5 year housing land supply, within which the
Council has included the following sites of yours:
i.
ii.

Land North of Blackpool Road, Kirkham (HSS9) – (Planning Applications 12/0419 and 14/0613); and,
Land off Willow Drive, Wrea Green (HSS11) – Planning Applications 15/0458, 14/0302 and 16/0280).

It would be useful to know:
1. When did you or do you expect to begin delivering units on the sites?
2. How many units you have or expect to deliver per annum on the sites?
3. How many outlets are there are or will there be?
I would appreciate any advice you can provide in relation to the above, if you have any queries or would like to
discuss this further, please do not hesitate to contact me.
Kind regards,
Paul

Paul Nellist
Senior Planner
Lichfields, 3rd Floor, One St James's Square, Manchester M2 6DN
T 0161 837 6130 / M 07341773571 / E paul.nellist@lichfields.uk

lichfields.uk

This email is for the use of the addressee. It may contain information which is confidential and exempt from disclosure. If you are not
the intended recipient you must not copy, distribute or disseminate this email or attachments to anyone other than the addressee. If
you receive this communication in error please advise us by telephone as soon as possible.
Nathaniel Lichfield & Partners Limited is registered in England, no. 2778116. Our registered office is at 14 Regent's Wharf, All Saints
Street, London N1 9RL.



Think of the environment. Please avoid printing this email unnecessarily.
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Disclaimer:
This message is private and should only be read by those to whom it is addressed. If you are not the intended recipient, you should not copy it or use it, nor
disclose its contents. This message is not intended to be relied upon without subsequent written confirmation of its contents. This company therefore cannot
accept any liability of any kind which may arise from any person acting upon the contents of the message without having had written confirmation.
Registered in England: Story Homes Ltd no. 2275441,
Registered office: Story House, Lords Way, Kingmoor Business Park, Carlisle, Cumbria, CA6 4SL.
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