Affordable Housing Statement

8.6

8.7

8.8

In line with emerging policy guidance the Applicant will negotiate with RVBC and the
selected affordable housing provider for a number of the affordable units to be
specifically targeted to elderly groups. The precise number and location of these
plots have not yet been identified and this will depend on the outcome of the
negotiation process as part of any future Reserved Matters Applications.

At this stage, the Applicant has secured interest from two potential partners to
deliver affordable housing on the Site and the wider Site area that will form the
forthcoming outline planning application. Both Adactus and St Vincent’s Housing
Association have confirmed that affordable housing is in short supply in the Borough
and particularly in Longridge, and both have expressed an interest in working with
the Applicant to deliver affordable housing at the Site. Appendix 4 of this Statement

includes a copy of corresponc_lence received from these providers.

In. summary, the proposed development will deliver 30% affordable housing In
accordance with the Development Plan. The affordable housing will be distributed
throughout the Site and consist of a mix of two and three bedroom properties, which
will be indistinguishable, in terms of quality and design, from the open market
housing. The Applicant will negotiate the tenure split of the properties with RVBC
during rthe planning application process, together with an element of housing

specifically targeted at elderly groups.
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9.1

9.2

9.3

9.4

9.5

9.6

DEVELOPMENT BENEFITS AND CONCLUSIONS

The Site is located within an area of “open countryside” immediately adjacent to the
town of Longridge. The Development Plan for Ribble Valley was adopted in 1998,
and as such its policies relating to the delivery of housing are significantly out-of-
date.

The policies are also out-of-date by virtue of the fact that RVBC cannot demonstrate
a 5-year supply of housing.

The emerging Core Strategy is a material consideration, albeit it can be afforded
only limited weight at this moment in time, which has been confirmed in the

Secretary of State decisions refereed to within this Statement.

The Core Strategy was originally submitted for Examination in 2012, but the

examination process was suspended following concerns raised by the appdinted

Inspector. Following a number of changes to the CS and further consultation, the

examination eventually re-opened and Hearing Sessions took place in January 2014.
Following the closure of the Hearing Sessions the Inspector wrote to RVBC, by letter
dated 31 January 2014, setting out a number of concerns over the soundness of the
CS. The matters raised by the Inspector related to:

« The failure of the CS to meet the full, objectively assessed needs for housing;

« The lack of justification for the grouping of proposed second tier settlements
and the lack of certainty over the distribution of housing to those settlements;

and

+ The lack of justification for re-allocating 200 homes through the ‘Longridge
adjustment’ to second tier settlements and the lack of certainty over the

distribution of housing to those settlements

These concerns are still very evident and the Applicant, along with others, has
maintained an objection to the CS despite the proposed modifications, and considers
the overall housing requirement to be insufficient to meet the full, objectively
assessed needs of the Borough.

This was made clear by the Sitting Inspector who advised RVBC that the housing
requirement should be at least 280 dwellings per annum, as opposed to 280

23210/A5/VR/LD ' - 65 August 2014



Development Benefits and Conclusions

9.7

9.8

dwellings per annum being merely a target. This suggests that the actual figure
should be in excess of 300 dpa would be more aligned with the.Inspector’s
recommendations and align with the “Policy On” economic growth scenarios, and
help to “boost significantly the supply of housing” in line with NPPF objectives. A
five year supply assessment has therefore been made on this basis.

Within this planning policy context, national policy, in the form of the NPPF, directs
decision-takers to approve development proposals unless there are any adverse
impacts of doing so that would significantly and demonstrably outweigh the benefits,
or there are specific policies within the NPPF indicating that development should be
restricted. There are no NPPF policies indicating that such restrictions should be
applied to proposals for residential development in this location. Consequently, it is
the role of the decision-taker to weigh the considerable benefits that the proposed
development would bring, against any significant and demonstrable adverse impacts

that may arise.

This Statement and the range of technical reports that accompany this planning
application demonstrate that the proposals are compliant with the NPPF, and there
are a number of material considerations and many significant benefits that weigh in

favour of the development. These include:

« The proposal will assist RVBC in boosting the supply of housing in the Borough
and in Longridge, where there is an acknowledged shortage as the Council do
not have a five year supply;

e The proposal will help the Council meet its housing requirements and address its

historic under-delivery;

« The proposal will deliver much needed affordabie housing (30%) in Longridge,
where there is demonstrated to be significant unmet need due to very low

historic levels of development;

e The Site is in a highly sustainable location; within walking distance of Longridge
Town Centre and the excelient range of shops, services and community facilities

that this principal town offers;

e The development will be accessible by non-car modes of transport, including by

bus from services on Chipping Lane and in the town centre, by cycling and on
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foot, including via the proposed new pedestrian and cycle link to the town centre
via Sainsbury’s supermarket and improved footways and bus stops on Chipping

Lane;

» The development would be sustainable, providing significant benefits under each

dimension of sustainable development;

« The proposal would deliver significant economic benefits through the creation of
full-time construction jobs over a period of 10 years, increased local retail and
leisure expenditure, which in turn supports further indirect job stability and
creation, and the development will provide new homes bonus payments over a 6-
year period to RVBC, provide opportunities for apprenticeships and training

opportunities during construction for residents in the local area.

« The proposal would deliver significant social benefits by broadening the choice of
homes in the Borough and widening opportunities for home ownership, by
delivering much needed affordable housing, which has so far failed to be
delivered by providing aspirational housing for families in a high quality
environment with excellent links to Longridge, and by providing significant areas
of accessible open space both within the developed area of the Site and to the

north in the form of the Village Meadow;

« The proposals would deliver significant environmental benefits by utilising land
that is considered to be of negligible ecological value and the lower grade (3B)
agricultural value, it would deliver significant improvements to biodiversity
through ecological e_nhancemént measures, including new. species rich hedgerow
planting, thé improvement and management of existing hedges, improvements to
the wildlife value of ditches, the creation of new wildlife ponds and

establishment of low density grazing regimes to improve floral diversity;

e RVBC’s 2013 SHLAA Update regards the Site as deliverable and suitable and it
scores amongst the highest in Longridge against the SHLAA sustainability criteria
and in the SHLAA as being deliverable within 0-5 years;

s The submitted TA demonstrates that the traffic generated by the development
can be accommodated within the surrounding highway with a negligible impact
on capacity, and the submitted TP demonstrates that measures can be delivered

to exploit opportunities for the use of sustainablé transport modes; and
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9.9

9.10

The proposed design of the development uses character areas to respond
positively to a varying context, including the use of increased landscaping and

lower densities at the more sensitive northern and western edges of the Site.

Provision of on Site primary education facilities, to reduce the pressure on other

schools in the area, and to reduce the need to travel.

Relocation and upgrading of existing Cricket Club which will enhance the existing
facilities.

Provision of significant areas of accessible open space and provision of

opportunities for healthy living and the provisfon of LEAP and NEAP.

Not located in Green Belt or any other designation referred to in Footnote 9 of
the NPPF.

Will not result in an increase in flood risk, either on Site, or elsewhere or iImpact

on historic or archaeological features.

The proposal will not impact negatively .on the air quality of the surrounding
area, and any impact is found to be negligible.

All of these benefits weigh significantly in favour of the development and this
Statement does not identify any adverse impacts of the development that are

capable of outweighing such a range and depth of benefits.

For the reasons outlined above and the accompanying technical reports, it is the
Applicant’s firm consideration that planning permission should be granted for this
proposed sustainable development without delay in line with paragraph 14 of the
NPPF. There are no sound planning reasons for Ribble Valley Borough- Council to

withhold a grant of full planning permission on this occasion.
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Barton Willmore Five Year Housing Land Supply Assessment
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APPENDIX 2

Letter from HBF regarding bulld out rates



DBC Housing Locations Methedology Statement, January 2011
Appendix 4: HBF letter

Our Ref: NESHLAACM/LM

Monday 7 April 2008

Dear Sirs
Strategic Housing Land Availability Assessments

In February 2007 the Home Builders Federation wrote to you and ali you colleagues at
other North East Local Planning Authorities, to bring to your aftention the need to ensure
HBF members were included as key stakehokiers in the SHLAA process.

We are aware that a number of Authorities are in the process of carrying out the above,
and HBF Mambers are fully supportive of the process as outlined in CLG Guidance.

We would be delighted to be involved as a stakeholder and work in partnership with
yourselves in order to deliver an Integral and Agreed document that informs the Local
Development Framework. HBF would respectiully suggest and request that they are
invelved at the outset of the Assessment, so we ¢an help shape the approach to be taken.
As we stated in our previous letter, contact through the HBF Northern Regions office is the
most appropriate form of facilifating the collaboration between our members and
authorities.

As you wili be aware CLG Guidance does contain & methodology which . is strongly
recommended as it seeks to ensure that the Assessment findings are robust and
transparently prepared.

HBF are concerned that a number of LPA's appear not to be following the methodology

contained within CLG Guidance and as a result "Assessments" have been prepared and
have taken, in particular, ne account of:

e The time and resources required for the project - "within the LPA's and the
partnership”. (HBF emphasis).

» The management and scrutiny arrangements, “including who is responsible for what
and who makes the decisions". (HBF emphasis).

=  The work programme "taking into_account resources". (HBF emphasis).

By adhering to the above Guidance, HBF believe that the process could be sped up and a
programme prepared.

As set out in advice in PPS3, a SHLAA should identify sufficient specific deliverable sites
to deliver housing in the first five years. To be considered deliverable sites shouid
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DBC Housing Locations Methodology Statemant, January 2011

» Be available ~ this would not include a Local Authority owned site without a resolution
and timetable for disposal

* Be suitable — this assessment should not deal with whether a site is brownfield or
greenfield but whether it is in & sustainable location

» Be achievable — this needs to be based on current market conditions and whether it is
viabie for a builder to deliver on a site af a given point within the lifetime of the SHLAA

HBF would also wish to ensure that the SHLAA process contains a Trajectory of sites over
the rolling 15 year period, and that this Trajectory contains outputs that are reasonable
and based upon the market conditions prevalent at the time.

HBF would point out that the average completion rate for housing on a single she by a
single builder ranges between 25 and 35 dwellings per annum. Where flats or apartments
are involved the average completion rate ranges between 35 - 50, as a consequence of
how they are constructed.

For large sites where two builders are involved, or where a builder operates the sites as 2
sites (Le. one producing houses, the other flats) it is reasonable to double the output.
Sites in the hands of an Individual builder, even with a mix of houses and flats, very rarely
exceed 50 dwellings per anhum as oufput and never get to 100. This calculation,
however, does not continue fo exist where 3 or more builders become involved, as
demand will limit take up. k

It is important when cafculating annual outputs that LPA's recognise the lead-in times to
construction and completion. For example the provision of statutory services to a site can
comfortably exceed a year, and it takes approximately 6 months from site start to first
house completion. In the case of flatted schemes this period is much longer as large
amounts are constructed In one go. It may be appropriate for sites under 50 dwellings to
use a 1 year lead in time to obtain planning consent and start delivering on site and for
sites over 50 dwellings use a 2 year lead in period before sites actually start appearing on
site.

The HBF recognise that the Agenda is one of Delivery, and that to deliver all parties must
work together. The HBF has seen examples recently of "Assessment Trajectories” stating
that over 200 dweliings per annum will be delivered from single sites. It would respectfully
point out that even when 20 builders were developing on Ingleby Barwick a figure of 400
per annum was rarely achieved. It would therefore, respectfully argue that delivery will not
be achieved by loading individual sites with unrealistic output targets rather the focus
should be on ensuring a range of sites (or selling outlets) are available to meet need and
demand. We woauld argue that delivery of sufficient housing is far easier, even in difficult
market conditions, if the number of sites/outiets is maximised.

If a site is "loaded" with an unachievable completion rate and it is subsequently developed
more slowly than the LPA had assumed, then the Government's target will not be met, 1t
therefore follows that a strong evidence on "build out" rates is necessary to inform
decisions.

The HBF would repeat its absolute and total commitment to being a stakeholder to the
SHLAA process and frusts that it will be invited to be a partner at the autset of your
Assessment. It further trusts that its advice on outputs is recognised by LPA's.
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Should you wish to discuss the matter further please do not hesitate o contact me.

Yours faithfully

Carol McCann
Regicnal Policy Manager (Northern Regions)
Home Builders Federation

Carol.mecann@hbf.co.uk
Tel 0113 272 7573
Mobile 07717 446737
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APPENDIX 3

Affordable Housing Correspondence



# A7 St Vincent's

Our Ref: ROC/100414
St Vincent's Housing Association
Metropolitan House
20 Brindley Road
Manchester
M16 9HQ

10™ April 2014

Dear Sirs

Re: Bowland Meadows / Higgins Brook, Longridge — Affordable Housing

On behalf of St Vincent's Housing Association, | write with regard to the proposed development at
Bowland Meadows / Higgins Brook, Longridge and can confirm the Association is supportive of the
proposal for new affordable housing in the Longridge area.

St Vincent’s Housing Association has a long and established track record of working in partnership
with Ribble Valley Council and we have successfully delivered many new affordable homes for both
rent and shared ownership within the borough over the last 30 years. Most recently we have worked
with 2 developers delivering new homes for both shared ownership and affordable rent through
Section 106 agreements in Clitheroe, Longridge and Barrow. One of the key roles of any housing
association is to create homes where people want to live and work and high quality and the
provision of new affordable homes is therefore to be welcomed.

Asis highiighted in the Council's Housing Needs Survey and the Strategic Housing Market
Assessment, it Is widely acknowledged within the borough there is a shortage of good quality
affordable homes to rent or buy. House prices and private market rents continue to increase whilst
the availability of mortgage finance remains a key issue for those wishing to enter the housing
market.

The need to provide good quality, affordable and sustainable homes within the borough could
therefore not be more pressing. St Vincent’s recent experience of developing new homes in
Longridge confirms affordable homes would be particularly welcomed in the area to meet the needs
of the local community or those with a local connection.

Often the demand for new homes remains ‘hidden’ in areas where there is a shortage of new
development as people seek alternative housing often away from the area, however St Vincent's
received many enquiries at our recent development in Longridge from those seeking to access both
rented and shared ownership affordable homes and wishing to remain in the local area.

Yours Faithfully

{

Rachel O’Connor

Development Manger
St Vincent's Housing Association



Adactus Housing Group Ltd

Mr Nell Tatton
Resolve 108

22 Albermarie Avenue
Manchester

M20 1HZ

15™ April 2014

Dear Neil, adacltus

Re: Bowland Meadows/Higgins Brook, Longridge - Affordable Housing

| write to confirm that Adactus is supportive of Barratt Homes submitting a

planning application as indicated on the illustrative masterplan as It includes

the development of 144 affordable homes in Longridge. Our research and

experience does indicate strong support for affordable housing given its

scarcity in the area. Furthermore | can confirm Adactus would be interested in

becoming an affordable housing partner with Barratt at a later date subject to

compliance with eur financial parameters and technical spacification. Group Members

Tlocuna

Yours Sincerely,
NICOLETTE CULLEN & |
ff PROJECT MANAGER beech

Emalk Nicoletis.cullen@adactushousing.co.uk

Chiel Executive:

Turner House 1 Leigh ¢ WN74L 1 01942608715 | e: info@adactushousing.co.uk
56 KingStesi < Lancashire :07942 261538 | www.adaciushousing.co.uk

Opening hours: 8:00am to 6:00pm {Monday to Friday) _ and Provident Sacleties Act 1965

Adactus Housing Grasp Lidl Acuns Lad, Aacsss Housing Assockaion Lud, Beech Housng Associasion 130, Chorley Cousmunity Housing and Palstine Contracss {id
Regiciorad office- Temmr Houss, 86 King Swees, Laigh, Lancestars WG &)
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