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1. INTRODUCTION

1.1 This Hearing Statement is submitted on behalf of Richborough in response to Matter 5 and supplements

our previous submissions made at the Regulation 18 and 19 stages on behalf of Miller Homes.

1.2 Richborough now hold the controlling interest in the Land at Bell Lane Clayton-le-Moors, which we have

consistently promoted for inclusion in the Local Plan as a housing allocation.
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MATTER 5 - HOUSING REQUIREMENTS AND HOUSING
POLICIES

IsSUE 5.1: HAsS THE PLAN BEEN POSITIVELY PREPARED AND IS IT JUSTIFIED,
EFFECTIVE AND CONSISTENT WITH NATIONAL POLICY IN MEETING THE HOUSING
NEEDS OF ALL GROUPS IN HYNDBURN OVER THE PLAN PERIOD?

ISSUE 1 HOUSING REQUIREMENT

1. THE HOUSING REQUIREMENT SET OUT IN THE PLAN IS AN AVERAGE OF 194
DWELLINGS PER ANNUM, MUCH HIGHER THAN THE FIGURE CALCULATED USING THE
STANDARD METHOD. IS THIS POSITIVELY PREPARED, JUSTIFIED BY
PROPORTIONATE UP TO DATE EVIDENCE AND CONSISTENT WITH NATIONAL
PLANNING POLICY?

Our client supports the Council seeking a requirement higher than the then standard method figure.
However, without evidenced justification, the requirement is materially below the Council’s earlier
‘medium growth’ option of 4,920 dwellings (246 dpa), identified by them as the most beneficial for
sustainability and market rebalancing. Our evidence shows that Hyndburn’s housing stock is skewed
to older, small, terraced dwellings, with high deprivation and out-migration of economically active
residents. New-build homes demonstrate strong market absorption; the market can support more new-
build supply without saturating, which underpins deliverability assumptions, supports a higher housing
requirement, and helps justify allocating additional early-delivery sites (because developers can
realistically sell what they build on viable sites). On this basis, the submitted requirement does not plan
positively for the area’s needs and fails the tests of NPPF para. 35 (positively

prepared/justified/effective) and para. 60 (significantly boost the supply of homes).

It is also material that the standard method for the Borough has now increased significantly to 304 dpa,
following the publication of the December 2024 NPPF, meaning that if adopted as proposed, the
requirement will be less than 80% of that figure and an immediate review of the Plan will be required.
Indeed, even lifting the requirement to the ‘medium growth’ option figure would only pass the 80%

benchmark by 3 dpa.

In the circumstances of a dated adopted Plan, the time taken between Reg 18 and submission of this

Plan, rushed in the final weeks to beat the 12 March 2025 deadline, our client’s view is that there is a

2
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2.5

2.6

strong argument for the requirement to reflect the “medium growth” figure, at least. Indeed, there is a
strong case that the requirement should be amended now to reflect the current standard method figure.
Doing so would avoid unnecessary further delay and substantial cost in inevitably commencing the
preparation of a new Plan immediately upon adoption of this one, which only delays the delivery of the
correct number of homes in the Borough. Such an approach is entirely at odds with the government’s

stated aim to significantly boost supply.

2. WHAT ARE THE EXCEPTIONAL LOCAL CIRCUMSTANCES THAT JUSTIFY
DEVIATING FROM THE STANDARD METHOD?

Hyndburn’s structural issues (deprivation, weak choice, out-migration) are exceptional circumstances
pointing to the need for uplift. However, no justification has been demonstrated that would support
adopting a figure lower than the Council’s previously preferred ‘medium growth’ level. In the absence
of clear justification, the requirement should be increased to at least 4,920 dwellings across the Plan

period.

3. IS THE PROPOSED LEVEL OF HOUSING SUPPORTED BY THE PLANNED ECONOMIC
GROWTH?

No. The evidence indicates that higher-value employment is frequently taken by in-commuters and that
Hyndburn loses economically active households to neighbouring authorities. A higher housing
requirement to facilitate more modern new homes is therefore necessary to retain and attract the
workforce that the economic strategy seeks to support. The submitted requirement is not aligned with
NPPF para. 20 (strategic policies set out an overall strategy for pattern, scale and quality of

development) and does not adequately support the plan’s Vision and economic objectives.

PoLicy SP11 SuUITABLE RANGE OF HOUSING

In general, we support the objective of improving housing choice. However, effectiveness is
undermined by the low overall requirement and the distribution of supply which is heavily reliant on
Huncoat Garden Village. The Council’s evidence confirms a need for larger family housing (GL Hearn
HENA, as referenced in our submissions), yet delivery of an appropriate mix will be constrained without
a broader portfolio of sites, spread across the Borough including allocations at the Principal Town. It
has not been explained through evidence how the concentration of such a large proportion of homes

in one part of the Borough will benefit the rest of it.
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2.10

With reference to the Council’s Cabinet minutes (30 October 2024), they themselves state that there is
not ‘anywhere near enough brownfield’ land to meet needs and that many brownfield sites are not
viable. They further indicate that the HGV/Local Plan package was progressed ahead of the 12 March

2025 transitional cut-off to avoid a higher standard-method requirement:

“A decision not to proceed with the HGV project would also be contrary to the
Government’s policies for encouraging new house building at scale and pace, including
the proposed requirement for Hyndburn to deliver 313 new homes a year through the
planning system. If the brownfield / grey belt land at Huncoat was not used for housing
development, the Borough’s greenbelt would be put at significant risk as the Borough
does not have anywhere near enough brownfield sites to enable housebuilding at this
scale. Furthermore, many of the limited number of brownfield sites that existed in the
Borough were not considered to be viable for development without considerable public
funding (for example because of contamination and / or poor ground conditions) and

there was no guarantee that this level of public subsidy would be available.

Read together, this amounts to an explicit acknowledgment that the strategy has been driven by a
desire to lock-in a lower requirement and concentrate the “numbers” in one site, rather than to
significantly boost the supply of deliverable homes across a range of sites. Rather than supporting the
government’s aspirations (as intimated in the quote above), such an approach significantly delays the
delivery of the appropriate number of homes, which flies in the face of the government’s aspirations to

‘significantly boost the supply of homes’ (NPPF para. 60).
A copy of the Minutes of Hyndburn Cabinet is included at Appendix 1 to assist the Inspector.

4. Is THE PoOLICY JUSTIFIED, EFFECTIVE AND CONSISTENT WITH NATIONAL
PLANNING POLICY AND THE PPG IN REQUIRING ACCESSIBLE, ADAPTABLE AND
WHEELCHAIR FRIENDLY HOMES?

Policy SP11 should be applied flexibly to reflect site-specific viability and market evidence, consistent
with NPPF paras. 34 and 58.
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5. THE LocAL PLAN ECONOMIC VIABILITY ASSESSMENT IDENTIFIED THAT
AFFORDABLE HOUSING WAS NOT VIABLE ON SITES DELIVERING OLDER PERSONS
HOUSING. IS IT THEREFORE JUSTIFIED THAT SUCH SITES SHOULD BE MAKE A
CONTRIBUTION TOWARDS THE AFFORDABLE HOUSING REQUIREMENT?

Affordable housing is needed, but the Local Plan Economic Viability Assessment indicates challenges
across several typologies, particularly specialist and older-persons housing. Viability is a particular
concern for Huncoat Garden Village, upon which the Plan so desperately relies. Our representations
therefore support a flexible application of SP11 to ensure delivery is not frustrated by an inflexible
percentage requirement. A clear viability ‘safety valve’ and mechanisms for review (where market

conditions change) are necessary for effectiveness (NPPF para. 34).
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2.13

2.14

MATTER 5 - CONCLUSIONS

The housing requirement is not positively prepared, justified or effective. In order for the Plan to be
found “sound”, it should be increased to at least 4,920 dwellings (246 dpa) to align with the Council’s
own ‘medium growth’ option evidence and to support economic objectives. There is also a strong case
for the requirement to reflect the current Standard Method figure now, to avoid unnecessary cost and
delay associated with an almost inevitable immediate review of the Plan. Such an approach would Plan

for the right number of homes now and is consistent with the government’s growth aspirations.

In any event, additional deliverable sites are required to enable the Council to meet its current proposed

requirement.

Policy SP11 is supported in principle but requires flexibility to reflect viability and market evidence. We
also reiterate that delivery should be diversified beyond Huncoat by allocating additional sustainable
sites in the Principal Town, including our client’s site at Bell Lane, Clayton-le-Moors to secure an

appropriate mix and timely delivery.
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CABINET

Wednesday, 30th October, 2024

Present: Councillor Munsif Dad BEM JP (in the Chair), Councillors

Vanessa Alexander, Noordad Aziz, Scott Brerton, Stewart Eaves,
Melissa Fisher, Kate Walsh and Kimberley Whitehead

In Attendance: Councillors Danny Cassidy, Zak Khan, Dave Parkins and Kath Pratt.

204

205

206

207
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Apologies for Absence

There were no apologies for absence submitted on this occasion.
Declarations of Interest and Dispensations

There were no reported declarations of interest or dispensations granted.
Minutes of Cabinet

The minutes of the meeting of the Cabinet held on 18" September 2024 were submitted for
approval as a correct record.

Resolved - That the Minutes be received and approved as a
correct record.

Minutes of Boards, Panels and Working Groups

The minutes of the meeting of the following body were provided:

Name of Body Date of Meeting
Leader’s Policy Development Board 29" July 2024
Resolved - That the Minutes of the meeting of the above body
be noted.

Reports of Cabinet Members

Deputy Leader of Council and Portfolio Holder for Transformation, Education and
Skills

Councillor Noordad Aziz reported on the following:

Wilson Sports Village

Since the announcement that ISG, the main construction contractor for Wilson Sport
Village, had gone into administration on 20" September 2024, the Council had been
working with its project delivery partner Alliance Leisure Ltd regarding the
recommencement of works. Councillor Aziz had been directly involved in these meetings.
The Council had now taken back control of the site for the purposes of ensuring its safety
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The timetable for the budget process had been set out in the report to Cabinet on 18"
September 2024.

The Finance Team continued to work with budget holders to undertake a thorough review
of all budgets to identify any potential additional budget pressures or savings.

These would be discussed with the Corporate Management Team and Cabinet over the
coming months and decisions made on which items would be put forward in the final
revenue budget and MTFS.

A series of Cabinet budget working group sessions had been timetabled to ensure
engagement and communication was effective throughout the budget process.

Corporate Management Team and Service Managers would work with Cabinet members to
develop an action plan to achieve the identified budget gap of £1.383m over the next 3
years as shown in Table 1. This action plan would be linked to the Council’s Corporate
Plan and establish the requirements for the efficient future delivery of Council services

There were no alternative options for consideration or reasons
Resolved - That the Cabinet:

(1) Notes the updated financial position for the 2025/26
revenue budget.

(2) Notes the updated Medium Term Financial Strategy
2025/26 to 2027/28.

(3) Notes the risks and pressures included in the
Medium-Term Financial Strategy, to be considered
through the further development of the MTFS.

(4) Notes the forecast general fund reserves position
over the period of the Medium-Term Financial
Strategy.

(5) Notes the next steps highlighted in section 7 of the
report and the requirement to produce an
appropriate action plan that will ensure the Council
can meet its legal requirement to set a balanced
budget in 2025/26 and address budget gaps in future
years.

Huncoat Garden Village

In accordance with Regulation 11 of the Local Authorities (Executive Arrangements)
(Meetings and Access to Information) (England) Regulations 2012, approval was given by
Councillor Jodi Clements, Chair of the Communities and Wellbeing Overview and Scrutiny
Committee, to the following decision being made by Cabinet on 30" October 2024, under
the special urgency provisions for key decisions, on the grounds that the decision was
urgent and could not reasonably be deferred.

In the absence if the Mayor, approval was given by the Deputy Mayor, Councillor Josh

Allen, to the disapplication of the call-in procedure on the grounds of urgency, in
accordance with Overview and Scrutiny Procedure Rule C14.
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The Cabinet considered a report of Melissa Fisher, Portfolio Holder for Housing and
Communities, providing an update on the Huncoat Garden Village project and seeking a
series of approvals to progress the project, including authority to accept the grant award
and enter into a grant funding agreement with Homes England.

Councillor Fisher provided a brief introduction to the report. She confirmed that the Council
was pleased to announce its intention to progress plans for the redevelopment of the former
Huncoat Power Station and Huncoat Colliery brownfield sites for 1,816 new homes, of
which 263 would be affordable or social housing. The development would include a relief
road, village centre, primary school extension, railway station parking and some 23
hectares of open space, including woodland and sports facilities.

The Portfolio Holder thanked the officers for their hard work, Homes England for the grant
funding and Councillor Clare Pritchard for her work in chairing a Cabinet Working Group,
which had led a review of the proposals.

Councillors Aziz and Khan both spoke in favour of the project. Councillor Khan raised
questions about a proposal for a strategic rail freight terminal and about how the decision
on the overall project would be communicated to residents, to which Councillor Dad
responded.

Approval of the report was deemed a key decision.
Reasons for Decision

Huncoat Garden Village formed a key part of Hyndburn Borough Council’s growth plans. It
was a residential-led, brownfield housing development project with the potential to
transform the housing market within Hyndburn.

The Huncoat Garden Village Masterplan and Framework and Delivery Strategy, approved
by Cabinet in October 2021, had set out a framework for the new housing development and
expanded settlement of Huncoat, with the Masterplan Framework becoming a material
consideration for planning applications for the Garden Village area. A design code
(currently in final draft form) set out good design principles including rules (the dos and
don’ts) for the creation of a high quality residential development and environment and this
would be used by Hyndburn Borough Council, landowners, developers, house builders, etc.
as the project was delivered.

Huncoat Garden Village also formed a key part of the emerging Local Plan (Hyndburn
2040: Local Plan {Strategic Policies and Site Allocations}), Policy SP2. Homes England
had confirmed that the Huncoat Garden Village proposals remained consistent with the new
Government’s strategy for housing growth as the project would make a significant
contribution to the new housing targets for Hyndburn using a brownfield first approach, and
“grey” belt where necessary. For this reason, Homes England had proposed adoption of
the emerging Local Plan as a post contract condition within the grant Heads of Terms (as
set out in Appendix 1 to the report). It was therefore important to stress that Huncoat
Garden Village project was contingent on the adoption of the emerging Local Plan, and vice
versa. Without both, the Council would not be in a position to meet the new housing
targets.

The project would bring back into use the site of the former Huncoat Power Station, and the
site of the former Huncoat Colliery, to create an extension to the existing Huncoat village

using new garden community principles. It would deliver 1,816 new homes of mixed tenure
(including affordable and social housing) over a circa 15-year period, alongside a new local
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centre meeting amenity needs, an expanded primary school, 24 hectares of strategic and
functional open space, including a safeguarded area of ecological importance, new
woodland and networked open space, and infrastructure in the form of a new residential
relief road, car parking provision at Huncoat Railway Station, and localised road junction
upgrades as required.

Given the major constraints presented by the previously developed land at the former
power station and colliery sites, redevelopment was not feasible without public sector
intervention to part fund site remediation and infrastructure to help provide serviced
development platforms for viable housing development, as well as a new residential relief
road that would connect new development areas with the existing network, as well as
relieving congestion that already existed in the village.

Following a successful bid to the Brownfield, Infrastructure and Land (BIL) fund there was
an opportunity to secure just under £30 million of grant funding to unlock the development
of much needed social and market housing in Hyndburn.

The report therefore made a series of recommendations for the Council to accept the BIL
grant and enter into a grant funding agreement with Homes England towards site
preparation works and new infrastructure. As accountable body, the Council would
“passport” funding with conditions under grant agreements to landowners to undertake the
remediation works. The proposed relief road passed over several land ownerships and
therefore the Council proposed to enter legal agreements with these landowners to acquire
land, and to construct the new relief road.

The report included detailed information on the following matters:

e Background;

e Project update and progress;

e Junction 8, M65 Motorway;

e Homes England grant funding agreement;
e Project Risks; and

¢ Financial implications for the Council

The report also set out the following details about consultations.

The Huncoat Garden Village Masterplan Framework had been subject to extensive
consultation leading up to its approval by Cabinet in October 2021. In addition, Huncoat
Garden Village formed part of the consultation on the new, emerging Local Plan (Hyndburn
2040: Local Plan {Strategic Policies and Site Allocations}).

Infrastructure and housing development at Huncoat Garden Village would be subject to
further public consultation as part of individual planning applications.

At the request of the Council Leader, a Cabinet Working Group comprising elected
members and local representatives had been set up in October 2024 to review the HGV
project and to make a recommendation to Cabinet on whether the Council should accept
the Homes England grant offer. The Working Group had concluded that the Council should
accept the grant offer, and that the project should remain under review especially at the
start of each Phase as set out in the Masterplan Framework. Furthermore, the Working
Group wanted to ensure the opportunity for a freight rail terminal opportunity as set out in
the new, emerging Local Plan remained open.

Alternative Options considered and Reasons for Rejection
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Cabinet could choose not to proceed with the HGV project and to decline the BIL funding
offer. However this was not recommended as it would put at risk the development of just
over 1,800 new homes in the Borough (20% of which would be social housing or
affordable), which formed a major part of the housing growth proposed in the Local Plan.
The HGV project was a central part of the draft Local Plan, which would also have to be
abandoned if a decision was taken not to proceed with the Huncoat scheme. The costs
incurred to date in preparing the draft local plan to submission stage (approximately
£250,000) would have to be written off and a similar sum would be required to produce a
new draft Local Plan. In this regard, the Council would be required to begin the plan-
making process from scratch, including the compilation of a detailed evidence base, a call
for sites and public consultation. This process could easily take over 30 months to complete
and a start could be delayed whilst the new Government consulted on, and then
implemented, changes to the Local Plan-making regime. In the meantime, the Council
would be without an up to date Local Plan and without sites for delivery of the new housing
targets. This meant that, as a matter of law, the presumption in favour of sustainable
development would apply to planning applications. In turn, this posed a threat to the
Borough’s green belt as there would be a much greater risk of speculative applications for
housing development being successful, including on appeal, if the presumption applied.

A decision not to proceed with the HGV project would also be contrary to the Government’s
policies for encouraging new house building at scale and pace, including the proposed
requirement for Hyndburn to deliver 313 new homes a year through the planning system. If
the brownfield / grey belt land at Huncoat was not used for housing development, the
Borough’s greenbelt would be put at significant risk as the Borough does not have
anywhere near enough brownfield sites to enable housebuilding at this scale. Furthermore,
many of the limited number of brownfield sites that existed in the Borough were not
considered to be viable for development without considerable public funding (for example
because of contamination and / or poor ground conditions) and there was no guarantee that
this level of public subsidy would be available. It could also have other potential
consequences for the Council, including:

¢ reputational damage with key stakeholders including Homes England, MHCLG,
National Highways, house builders, registered providers, etc.
¢ the Council would not recover costs incurred to date on the project i.e. £607,792

Homes England considered the HGV project as a significant opportunity for new housing at
scale, consistent with national Government policy. The funding was critical to supporting
new infrastructure at Huncoat, without which, the Council’s ability to enable additional
housing to meet future housing needs would be potentially jeopardised.

Reducing the number of new housing units at Huncoat Garden Village was also not an
option. The Council’s bid was framed within the Masterplan Framework, and in turn the
draft new Local Plan. The whole business case justifying circa £30 million grant funding
was predicated on 1,816 new housing units. In turn, a reduction in units would fail to
achieve the required Benefit Cost Ratio and potentially exceed the maximum grant rate per
unit. Therefore, Homes England would not consider such an option.

The Government and Cabinet wanted to see an increase in house building, including
additional affordable / social housing up to 50% of the overall new homes built. The
Council’s BIL submission was made before the new Government announced it's new
housing targets including those for a greater proportion of affordable / social housing units.
The BIL grant award allowed for 20% affordable /social housing units which complied with
the Council’s Local Plan and the new emerging Local Plan. Cabinet and officers had
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engaged with Homes England about increasing the level of affordable / social housing units
for the project. Homes England had confirmed this would not be possible due to project
viability and because significant additional grant would be required to achieve an increase
in affordable / social housing units. However, this did not rule out an increase in the
number of affordable / social housing delivered at Huncoat. This was a 15-20 year project
and therefore the Council could expect further funding opportunities to be available in the
future to increase affordable / social housing provision. This included future rounds of
Homes England’s affordable homes programme, which was due to be reviewed in 2026.

Resolved - That the Cabinet:

(1) Notes and welcome progress with the Huncoat
Garden Village project, including the offer of a
maximum grant of £29,897,722 from Homes England.

(2) Accepts the £29,897,722 grant offer subject to
paragraph (3) below.

(3) Notes the Heads of Terms for the Huncoat Garden
Village Grant Award at Appendix 1 of the report, and
delegates authority to the Head of Regeneration and
Housing in consultation with the Leader of the
Council and Portfolio Holder, and following
consultation with the Executive Director (Legal and
Democratic Services) to negotiate and enter into a
BIL grant funding agreement with Homes England
noting the risks detailed in paragraph 4.10 (4.10.1 -
4.10.6) of the report and at Appendix 2.

(4) Notes the in principle agreement with National
Highways Limited in relation to Junction 8 of the
M65 motorway described in paragraphs 4.6 - 4.8 of
the report and delegates authority to the Head of
Regeneration and Housing following consultation
with the Executive Director (Legal and Democratic
Services) to finalise terms and enter into the
necessary legal agreements with National Highways
Limited, subject to the grant funding agreement with
Homes England having been completed pursuant to
paragraph (3) above

(5) Delegates authority to the Head of Regeneration and
Housing, following consultation with the Executive
Director (Legal & Democratic Services) to agree
heads of terms and enter into legal agreements with
landowners to enable delivery of Huncoat Garden
Village where such agreements relate to:

¢ acquisition by the Council of land, rights or
interests for the purpose of constructing the
proposed new residential relief road at Huncoat
(Huncoat Lane) or are associated easements,
licences and / or option agreements
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e the award of BIL grant by the Council to the
owners of the former Colliery and Power Station
sites to facilitate remediation of their land for
residential development

¢ an equalisation arrangement between landowners
benefitting from residential development
whereby the cost of non-grant funded
infrastructure and enabling costs, any costs that
exceed grant awarded for the residential relief
road, and for strategic open space is shared
proportionally between the landowners

In all cases, subject to completion of the Homes
England grant funding agreement pursuant to
paragraph (3) above, and in consultation with the
Leader of the Council and Portfolio Holder.

(6) Notes the following budget out turn position for
2023/24 and for the 2024/25 budget:

¢ The Council spent £553,208 in 2023/24 in
progressing Huncoat Garden Village against an
approved budget of £483,220 with a negative
variance of £69,988 met from revenue reserves
for the reasons set out in paragraph “4.12”

e Costs of £54,584 have been incurred in 2024/25

¢ Should the Council accept the grant award and
enter a grant funding agreement with Homes
England, all of the above costs (£607,792)
should be recovered.

(7) Approves arevenue budget of £400,000 for 2024/25
in advance of entering the BIL grant funding
agreement to meet essential consultancy costs to
enable the Council to continue to progress key
aspects of the Huncoat Garden Village project as
described in paragraph “4.14”, recognising this
spend is at risk but most will be recoverable if the
Council enters a grant funding agreement with
Homes England (and draw down of funds will be
subject to consultation with the Executive Director
(Resources).

(8) Grants approval to submit a planning application
with supporting Environmental Impact Assessment
for the proposed residential relief road.

(9) Approves the appointment of appropriate

consultants as required to support the Council and
progress the project in line with the BIL grant
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funding agreement and the project delivery
timetable.

(10) Notes that regular progress reports will be
presented to the Council’s Management Team and to
future Overview and Scrutiny and Cabinet meetings
given the size and scale of the project.

Exclusion of the Public

Resolved - That, in accordance with Regulation 4(2)(b) of the
Local Authorities (Executive Arrangements)
(Meetings and Access to Information) (England)
Regulations 2012, the public be excluded from the
meeting during the following item, when it was
likely, in view of the nature of the proceedings that
there would otherwise be disclosure of exempt
information within the Paragraph at Schedule 12A of
the Act specified at the item

Disposal of Land at Back Lane, Baxenden

Exempt information by virtue of Paragraph 3 - Relating to the financial or business affairs of
any particular person (including the authority holding that information)

Councillor Kate Walsh, Portfolio Holder for Sustainability and Families gave a brief
introduction to the report. Councillor Pratt spoke against the disposal of the land, which had
previously been a recreation area. Councillor Whitehead outlined the reasons why the site
was no longer considered suitable for that purpose.

Approval of the report was not considered to be a key decision.

Reasons for Decision

The reasons for the decision were set out in the exempt report.

Alternative Options Considered and Reasons for Rejection

The alternative options considered and reasons for rejection were set out in the exempt
report.

Resolved - That the recommendations as set out in the exempt
report be approved.

Chair of the meeting
At which the minutes were confirmed
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