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1.0 Introduction 

1.1 We act as expert consultants in matters pertaining to planning and 

affordable housing on behalf of Story Homes Limited (‘the applicant’). 
 

1.2 This statement has been prepared in connection with an outline planning 

application for residential development on land comprising the former 

Camelot Theme Park, Charnock Richard, Chorley (“the application site”). 
 

1.3 The site is located within the administrative area of Chorley Borough Council 

(“the Council”). The majority of the site, and all of the area which is 

proposed for built development, is considered to comprise a Previously 

Developed Site in the Green Belt (Policy BNE5 of the Chorley Local Plan). 

The site area that is subject to the planning application comprises 25.55 

hectares (63.13 acres) in total. 

 

1.4 This statement accompanies a planning application which seeks approval 

for “Demolition of existing structures and outline planning application (with 

all matters reserved, including access to Parcel B, save for the principal 

means of access from Park Hall Road) for a residential development of up 

to 350 homes (Use Class C3) and a 186.9 sqm (2,012 sqft) community hub 

(Use Classes C3, E and F), with associated habitat creation, landscaping, 

open space, parking, footpaths/cycleways, drainage and other 

infrastructure.” (“the application proposals”). 

 

1.5 The site has capacity for the development of up to 350 dwellings, of which 

the equivalent of 50% (up to 175 dwellings) would be delivered as 

affordable housing units. 

 

1.6 Section 2.0 considers national planning policy in respect of affordable 

housing provision from market led developments in England and has 

particular regard to the changes introduced in the December 2024 revision 

to the National Planning Policy Framework (“NPPF”). 

 

1.7 Section 3.0 has regard to local planning policies in Chorley which are 

concerned with provision of affordable housing from market led 
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developments and considers whether these may be considered up-to-date 

following the most recent changes to the NPPF. 

 

1.8 Section 4.0 comprises a review of the methodology employed in the 

production of an assessment of housing needs by Local Planning Authorities 

seeking to establish the amount of affordable housing required in a Local 

Plan area.  

 

1.9 Section 5.0 considers the need for affordable housing in Chorley having 

regard to the most recent evidence of housing need in the Council area and 

considers whether this comprises a robust and credible assessment of the 

affordable housing shortfall in Chorley. An alternative assessment is posited 

that is considered to represent a more accurate assessment of the 

affordable dwelling requirement for the Borough moving forward. Regard is 

also had to other indicators of affordability pressure, including analysis of 

the Council’s housing waiting list. 

 

1.10 Section 6.0 reviews historic rates of affordable housing delivery in Chorley 

and assesses whether this has been sufficient to address identified 

affordable housing needs. 

 

1.11 Section 7.0 considers the potential future supply of affordable housing in 

Chorley and whether or not this is likely to address the ongoing need for 

affordable housing provision. 

 

1.12 Section 8.0 outlines the benefits of the application proposals in providing 

50% affordable housing (up to 175 affordable dwellings) in the context of 

the identified shortfall in provision in Chorley and limited prospects for 

delivery from other sources.  

 

1.13 The proposed tenure split of the affordable housing provision will be 

discussed and agreed with the Council during the application process having 

regard to identified local needs and the characteristics of the site. The 

proposed affordable housing provision will be secured by way of a S106 

agreement. 
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1.14 Section 9.0 sets out our conclusions and recommendations. In summation, 

the provision of 50% affordable housing from a sustainable development is 

considered to represent a major material consideration that should be 

accorded substantial weight by the Council in the determination of this 

planning application. 
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2.0 National Planning Policy 

 

2.1 The National Planning Policy Framework (“NPPF”), was originally published   

in March 2012, revised in July 2018, updated in February 2019, revised in 

July 2021, updated in September 2023, revised in December 2023, revised 

again on 12th December 2024 and revised most recently on 7th February 

2025. The contents of the revised NPPF are material considerations which 

must be taken into account by decision makers from the date of 

publication. 

 

2.2 Paragraph 20 of the NPPF states that strategic policies should set out an 

overall strategy for the pattern, scale and design quality of places, whilst 

subparagraph a) requires that they should make sufficient provision for 

homes (including affordable housing), as well as employment, retail, 

leisure and other commercial development. 

 

2.3 Paragraph 61 outlines that in order to support the Government’s objective 

of significantly boosting the supply of homes, it is important that a 

sufficient amount and variety of land can come forward where it is needed, 

that the needs of groups with specific housing requirements are 

addressed and that land with permission is developed without 

unnecessary delay. The overall aim should be to meet an area’s 

identified housing need, including with an appropriate mix of 

housing types for the local community. 

 

2.4 Paragraph 62 confirms that the determination of the minimum number of 

homes needed is to be obtained through application of the ‘Standard 

Method’ (“SM”) as outlined in National Planning Practice Guidance 

(“NPPG”). 

 

2.5 Application of the SM in Chorley derives an annual requirement for 564 

dwellings. This compares to an annual average rate of delivery of 277 
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dwellings for the period 2020/21 – 2022/23 based on the outcome of the 

latest Housing Delivery Test (“HDT”). As a result of the Council’s HDT score 

the ‘titled balance’ is engaged and consequently the presumption in favour 

of sustainable development applies. 

 

2.6 Transitional arrangements in paragraph 234 of the NPPF state that a plan 

that has reached Regulation 19 (pre-submission stage) on or before 12th 

March 2025 is only required to meet 80% of its assessed housing 

requirement under the SM. 

 

2.7 In this regard the Central Lancashire Local Plan (‘CLLP’) 2024 – 2041 

reached Regulation 19 pre-submission stage and was published for 

consultation on 24th February 2025. The CLLP is being produced jointly 

between Chorley Borough Council, South Ribble Borough Council and the 

City of Preston. 

 

2.8 By way of response to the Regulation 19 consultation on the CLLP, 

solicitors acting for the applicants (in concert with other parties) have 

challenged the way that the Central Lancashire authorities have 

approached the preparation of the CLLP and outlined reasons why the CLLP 

is not considered to be legally compliant.  

 

2.9 Whilst the CLLP seeks to achieve 80% of the combined housing 

requirement for the three authorities under the SM, the distribution of 

dwelling numbers is not proportionate to the needs of each Local Planning 

Authority. 

 

2.10 Under draft policy HS1 (Scale of Housing Growth and Distribution of 

Housing Requirements) the annual housing target for each authority is 

proposed to be as follows: 
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Table 2.1 –  CLLP – Comparison of SM and LP Housing Requirement 

CLLP LPA CLLP Annual 

Housing 

Requirement 

SM Annual 

Housing 

Requirement 

LP Requirement 

as % of SM 

Chorley 334 564 59% 

Preston 520 590 88% 

South Ribble 460 490 94% 

Total 1,314 1,644 80% 

 

2.11 As will be noted, whilst the overall housing requirement in the draft CLLP 

equates to 80% of the authorities combined housing requirement under 

the SM, in relation to Chorley the proposed distribution of housing equates 

to just 59% of the dwellings required under the SM. 

 

2.12 One of the reasons why the CLLP is not considered to be legally compliant 

is because Chorley’s housing requirement does not meet at least 80% of 

local housing need. 

 

2.13 As will be explored later in this report it is considered that the setting of a 

housing requirement which is less than 60% of the dwelling numbers 

required under the SM could significantly prejudice the Council’s ability to 

deliver the number of affordable dwellings required by those residents of 

the Borough whose housing needs are not met by the market. 

 

2.14 Once Local Planning Authorities have established the overall level of 

housing need for their area, paragraph 63 requires that the size, type and 

tenure of housing needed for different groups in the community should be 

assessed and reflected in planning policies. These groups should include 

(but are not limited to) those who require affordable housing (including 

Social Rent); families with children; looked after children; older people 

(including those who require retirement housing, housing with-care and 

care homes); students; people with disabilities; service families; 
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travellers; people who rent their homes and people wishing to commission 

or build their own homes. 

 

2.15 Where this process identifies a need for affordable housing, paragraph 64 

expects that planning policies should specify the type of affordable housing 

required (including the minimum proportion of Social Rent homes 

required), with an expectation that this is to be provided on-site. 

 

2.16 In relation to major development involving the provision of housing 

Paragraph 66 requires that planning policies and decisions should expect 

that the mix of affordable housing required meets identified local needs, 

across Social Rent, other affordable housing for rent, and affordable home 

ownership tenures. 

 

2.17 As a significant departure from previous iterations of the NPPF paragraph 

67 outlines the ‘Golden Rules’ for Green Belt development which are set 

out in detail in paragraphs 156 - 157. 

 

2.18 Paragraph 67 stipulates that Local Planning Authorities should set a 

specific affordable housing requirement (or requirements) for major 

development involving the provision of housing, either on land which is 

proposed to be released from the Green Belt or which may be permitted 

on land within the Green Belt. 

 

2.19 It continues to state that this requirement should: 

 

a) Be set at a higher level than that which would otherwise apply to 

land which is not within or proposed to be released from the 

Green Belt; and 

  

b) Require at least 50% of the housing to be affordable, unless 

this would make the development of these sites unviable (when 
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tested in accordance with national planning practice guidance on 

viability).  

 

In acknowledgement that the level of affordable housing sought must be 

set at a level which is both viable and deliverable, Paragraph 68 permits 

Local Planning Authorities to set the affordable housing requirement for 

land within or released from the Green Belt at either a single rate or at 

differential rates, when taking these factors into account. 

 

2.20 Criterion d) of Paragraph 155 confirms that proposals for the development 

of homes in the Green Belt should not be regarded as inappropriate 

where they meet the ‘Golden Rules’ requirements set out in paragraphs 

156-157. 

 

2.21 Turning to consideration of Paragraph 156 in detail it states that where 

major development of housing is proposed on land which is either to be 

released from the Green Belt by way of Local Plan preparation, or on sites 

in Green Belt subject to a planning application that in relation to the 

contributions sought the ‘Golden Rules’ should apply which are defined as 

follows: 

 

a) Secures a rate of affordable housing provision which reflects the 

requirements of paragraphs 67-68 i.e. that this should be set at 

a rate which is higher than that which would otherwise apply to 

land which is not within or proposed to be released from the 

Green Belt (viability permitting) or, until such policies are in 

place, in accordance with the requirements of Paragraph 157.  

 

b) Provides necessary improvements to local or national 

infrastructure; and  

 
c) Results in the provision of new, or improvements to existing, 

green spaces that are accessible to the public where new 
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residents should be able to access good quality green spaces 

within a short walk of their home, whether through onsite 

provision or through access to offsite spaces. 

 

2.22 Paragraph 157 states that in the period before development plan policies 

for affordable housing have been updated in line with paragraphs 67-68, 

the affordable housing contribution required to satisfy the Golden Rules is 

15 percentage points above the highest existing affordable housing 

requirement which would otherwise apply to the development, subject to 

an overall cap of 50%. 

 

2.23 Where Local Plan policies do not specify a pre-existing requirement for 

affordable housing, a 50% affordable housing contribution applies by 

default. The paragraph continues to state that use of site-specific viability 

assessment for land within or released from the Green Belt should comply 

with the approach to viability set out in NPPG. However, amendments to 

NPPG published contemporaneously with the update to the NPPF caution 

that site-specific viability assessments should not be undertaken in 

connection with land within or released from the Green Belt until such time 

as the Government has published specific viability guidance relating to this 

matter. 

 

2.24 Paragraph 158 states in the clearest possible terms that: 

 

“A development which complies with the Golden Rules should be 

given significant weight in favour of the grant of permission”. 

(Emphasis Added) 

 

2.25 The implications for Chorley with regard to the application of Paragraphs 

156 and 157 will be considered in the following section of this statement. 
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3.0 Local Planning Policy and Housing Strategy 

 

Current Planning Policy 

 

3.1 In accordance with Section 38(6) of the Planning and Compulsory 

Purchase Act 2004, the application should be determined in accordance 

with the Development Plan unless material considerations indicate 

otherwise.  

 

3.2 The Development Plan for Chorley currently comprises the ‘Central 

Lancashire Core Strategy’ (“CLCS”) adopted in 2012 and the Chorley Local 

Plan (“CLP”) adopted in 2015. 

 

3.3 The CLCS covers the combined areas of Preston, South Ribble and Chorley 

for the period between 2010 and 2026.  

 

3.4 The adopted policy which seeks provision of affordable housing from 

qualifying market housing sites is Policy 7 of the CLCS titled ‘Affordable 

and Special Needs Housing’. 

 

3.5 The policy text sets out the objective to: 

 

“Enable sufficient provision of affordable and special housing to meet 

needs in the following ways:  

(a) Subject to such site and development considerations as financial 

viability and contributions to community services, to achieve a target 

from market housing schemes of 30% in the urban parts of Preston, 

South Ribble and Chorley, and of 35% in rural areas on sites in or 

adjoining villages which have, or will have, a suitable range of 

services; on any rural exception sites including those in the Green 

Belt there will be a requirement of 100%.  
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(b) Aside from rural exception sites the minimum site size threshold 

will be 15 dwellings (0.5 hectares or part thereof) but a lower 

threshold of 5 dwellings (0.15 hectares or part thereof) is required in 

rural areas. 

c) Where robustly justified, off-site provision or financial 

contributions of a broadly equivalent value instead of on-site 

provision will be acceptable where the site or location is unsustainable 

for affordable or special housing.  

(d) Special needs housing including extra care accommodation will 

be required to be well located in communities in terms of reducing 

the need to travel to care and other service provision and a proportion 

of these properties will be sought to be affordable subject to such site 

and development considerations as financial viability and 

contributions to community services.  

(e) Special needs housing including extra care accommodation will 

be required to be well located in communities in terms of reducing 

the need to travel to care and other service provision and a proportion 

of these properties will be required to be affordable.  

(f) An accompanying Supplementary Planning Document will 

establish the following: i. The cost at and below which housing is 

considered to be affordable.  

ii. The proportions of socially rented and shared ownership housing 

that will typically be sought across Central Lancashire.  

iii. Specific spatial variations in the level and types of affordable 

housing need in particular localities.  

iv. How the prevailing market conditions will affect what and how 

much affordable housing will be sought.” 

 

3.6 Having regard to the content of paragraph 157 of NPPF (‘Golden Rules’ for 

development in the Green Belt) it is evident that the affordable housing 

requirements specified in Part a) of CLCS Policy H7 have now been 
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increased by 15 percentage points in relation to any Green Belt sites 

brought forward for development outside the Local Plan process. 

 

3.7 Therefore, for any Green Belt sites in rural areas the affordable housing 

requirement has increased from 35 to 50% of proposed dwelling numbers. 

This corresponds with the overall cap of 50% affordable housing provision 

specified in paragraph 157. 

 

3.8 The application proposals are therefore subject to a requirement to secure 

50% affordable housing provision which therefore represent a major 

material consideration to be taken into account. 

 

3.9 Paragraph 8.36 of the supporting text to Policy H7 outlines that the level 

of affordable housing required must take account of a current lack of 

provision for existing households, as well as the needs of both newly 

forming and future households. It references the 2009 Central Lancashire 

Strategic Housing Market Assessment which identified an annual average 

shortfall of 1,780 dwellings per year up until 2014 and noted that in 

affluent areas where house prices are high it is common for the need for 

affordable housing to outstrip the total housing requirement. 

 

3.10 Appendix D to the CLCS sets the ‘Performance Monitoring Framework’ for 

the Plan period. Monitoring indicator 5 is concerned with Policy 7 

(affordable housing) and sets a target of 50 affordable housing 

completions annually in Chorley over the Plan period. It goes on to note 

the trigger for review will be the “shortfall of new affordable housing 

completions of more than 20% on a rolling three-year average”. It is 

uncertain why such a low figure of just 50 dwellings was chosen to review 

the delivery of affordable housing, as this is not reflective of any of the 

annual needs identified in the various housing assessments.  

 

3.11 The SPD referred to in the text of Policy 7 was adopted in October 2012 

and titled the ‘Central Lancashire Affordable Housing Supplementary 
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Planning Document’ (“CLAHSPD”). The stated objective of this document 

is to provide advice on how the Council’s affordable housing policy is to be 

implemented.  

 

3.12 Part E of the CLAHSPD ‘Delivery of Affordable Housing’ sets out a 

requirement for 70% Social or Affordable Rent provision with the 

remaining 30% to comprise of intermediate tenures. 

 

3.13 The CLP also covers the period between 2012 and 2026. It replaces the 

Chorley Borough Local Plan Review (2003).  

 

3.14 Paragraph 5.4 of the CLP acknowledges that it does not include an 

affordable housing policy as this is dealt with by Policy 7 of the CLCS as 

outlined. Similarly, paragraph 5.5 notes the content of the CLAHSPD in 

providing detailed guidance on the implementation of affordable housing 

policy. 

 

3.15 The CLP incorporates several high level strategic objectives of relevance 

to the application proposals:  

 

• Strategic Objective SO5: to make available and maintain within 

Central Lancashire a ready supply of residential development land 

over the plan period, to help deliver sufficient new housing of 

appropriate types to meet future requirements; and  

• Strategic Objective SO8: to significantly increase the supply of 

affordable and supported housing. (my emphasis) 

 

Emerging Planning Policy 

 

3.16 As identified, the replacement CLLP 2024 – 2036 reached Regulation 19 

pre-submission stage and was published for consultation on 24th February 

2025. 



 

17 
 

3.17 Policy H7 is concerned with the provision of affordable housing from 

market housing sites. Paragraph 1 of the policy proposes that: 

 

“All residential developments of 10 or more dwellings or, on a site of 

0.5 hectares or more in size, must deliver affordable housing as 

follows: 

  

(a) A minimum of 30% of the total number to be provided on sites in 

Tiers 1, 2 and 3 of the settlement hierarchy.  

(b) A minimum of 35% of the total number to be provided on sites in 

all other locations.” 

  

3.18 The application site is not located within a Tier 1, 2 or 3 settlement and 

therefore as a continuation of CLCS Policy 7 would be subject to a 

requirement for 35% affordable housing, notwithstanding that this 

requirement has now increased to 50% as a consequence of paragraph 

157 NPPF. 

 

3.19 Paragraph 2 proposes that affordable housing should be delivered on-site 

whilst acknowledging that offsite provision or a commuted payment may 

be acceptable where it can be robustly justified. In circumstances where 

affordable housing is not provided on-site, alternative provision must be 

made off-site, or a financial contribution paid to the Council towards off-

site provision. 

 

3.20 Paragraph 3 proposes that any off-site provision must result in the delivery 

of at least an equivalent number of new affordable homes or be of a 

broadly equivalent value whilst still contributing towards the creation of 

mixed and balanced communities. 

 

3.21 Paragraph 4 sets out an expectation that all planning applications which 

include proposals for affordable housing must include details of the 
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affordable housing mix to be provided in a statement of Affordable Housing 

Provision, informed by the most recent Strategic Housing Assessment or 

equivalent.  

 

3.22 Paragraph 5 proposes a tenure split for affordable housing provision in 

each of the constituent Central Lancashire Authority areas. In respect of 

Chorley, the proposed split is 71% dwellings for Social Rent and 29% 

dwellings for Affordable Home Ownership or First Homes. This is broadly 

unchanged from the tenure split sought under Part E of the CLAHSPD. 

 

3.23 Paragraph 4.56 of the supporting text acknowledges that A Housing Needs 

and Demand Assessment (“HNDA”) was prepared for each of the Central 

Lancashire Authorities in 2024, which provide the Council’s with up-to-

date evidence on affordable housing need over the period 2023 to 2041. 

 

3.24 The assessments identify the level of affordable housing need in each 

authority area. Paragraph 4.57 states that the Chorley HNDA identifies an 

annual need for 162 affordable homes across the borough.  

 

3.25 The evidence base published in support of the CLLP includes two separate 

HNDA’s for Chorley published in 2022 and 2024 respectively. The 2022 

HNDA estimated a net annual need for 113 affordable dwellings whereas 

the 2024 HNDA (which is assumed to comprise the HNDA referred to in 

paragraph 4.56 of the draft CLLP) estimated a net annual need for 53 

affordable dwellings in Chorley.  

 

3.26 Consequently, it is difficult to reconcile the findings of these two HNDA’s 

with the statement in paragraph 4.57 of the CLLP which suggests an 

annual requirement for 162 affordable dwellings. 
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3.27 However, it is the contention of this report that both HNDA’s significantly 

underestimate the annual requirement for additional affordable dwellings 

in Chorley, which in turn necessitates a higher rate of affordable housing 

delivery from market housing sites subject to a S106 affordable housing 

requirement, including sites to be released from the Green Belt where the 

‘Golden Rules’ in paragraph 157 of the NPPF requiring affordable housing 

provision equivalent to 50% of proposed dwelling numbers would apply. 

 

3.28 Section 5 will pay further attention to the evidence in respect of affordable 

housing needs in Chorley and consider whether these are robust in 

establishing an annual requirement for affordable housing provision in 

Chorley that should be addressed through the planning system. 

 
Other Council Policy & Strategy 

  

3.29 The Chorley Corporate Strategy 2024/25 was approved by members of 

the full Council on 19th November 2024. It provides a statement of what 

the Council aim to achieve during this period. The strategy sets out the 

Council’s vision, priorities, and objectives for 2024/25. It also set out the 

priority activity to be delivered through the corporate projects and how 

they intend to measure success over the year ahead. 

 

3.30 A stated aim of The Strategy is to provide housing where residents can 

live well and states that “Access to clean, safe and decent homes should 

be the starting point, not an aspiration. A measure of success will be the 

delivery of 75 affordable homes in 2024/25. 

 
3.31 The delivery of 75 affordable homes measure is not a recognised target in 

any strategic housing market assessment or housing needs study. Neither 

as later analysis will identify will the delivery of 75 affordable dwellings 

make a meaningful contribution to reducing the need for affordable 

housing amongst residents of Chorley.  
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3.32 The implementation of the Housing Strategy 2025-30 also forms part of 

the overarching Corporate Strategy, the aim of which is to “ensure that 

everyone in the borough is able to access affordable and good quality 

housing that suits their needs. The type of tenure and where someone 

lives will not mean they should have to accept poorer quality of less 

affordable accommodation”.  

 
3.33 A key priority of the Strategy is to “Supply enough homes, support a 

balanced housing market, and ensure good access to affordable housing.” 

 

3.34 Under the ‘Securing quality across all housing’ priority the Strategy is clear 

that having access to good quality, secure and sustainable housing is 

important in supporting individuals and communities to flourish. It goes 

on to report that “conversely, studies have shown that poor housing leads 

to poorer health and an increased demand on public services”. 

  

3.35 The evidence set out in this section clearly highlights that within adopted 

policy and across a wide range of other plans and strategies, providing 

affordable housing has long been established as, and remains, a key 

priority for Chorley Council. 

 
3.36 Given the recognised shortfall in affordable housing across Chorley, the 

application proposals would contribute significantly towards addressing 

this key corporate priority. 
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4.0 Affordable Housing Need Assessment Methodology 

 

4.1 Guidance for Local Planning Authorities on the estimation of affordable 

housing need to inform the plan making process comprises paragraphs 

018 to 0241 of the ‘Housing and Economic Needs Assessment’ ‘chapter’ of 

National Planning Practice Guidance (“NPPG”) (updated 20th February 

2019). 

 

4.2 Unlike the previous iteration of Housing and Economic Needs Assessment 

guidance published on 6th March 2014 there is no longer any indication 

provided as to what methodological approach should be applied by Local 

Planning Authorities. 

 

4.3 This is because calculations in relation to an individual authorities overall 

housing requirement are now determined by application of the ‘Standard 

Method’, as determined by Government, the methodology to be applied in 

connection with this calculation being set out in the guidance. 

 

4.4 This is distinct from the estimation of affordable housing need as a 

component of the overall housing requirement. 

 

4.5 Paragraph 0142 of the previous iteration of NPPG on this matter asked 

authorities to consider ‘what methodological approach should be used?’ 

and advised that: 

 

Establishing future need for housing is not an exact science. No single 

approach will provide a definitive answer. Plan makers should avoid 

expending significant resources on primary research (information 

 
1 018 Reference ID: 2a-018-20190220, 019 Reference ID: 2a-019-20190220, 020 Reference ID: 2a-020-
20190220, 021 Reference ID: 2a-021-20190220, 022 Reference ID: 2a-022-20190220, 023 Reference ID: 2a-
023-20190220, 024 Reference ID: 2a-024-20190220 – All = Revision Date: 20 02 2019. 

2 Paragraph: 014 Reference ID: 2a-014-20140306 - Revision date: 06 03 2014 
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that is collected through surveys, focus groups or interviews etc. and 

analysed to produce a new set of findings) as this will in many cases 

be a disproportionate way of establishing an evidence base. They 

should instead look to rely predominantly on secondary data (e.g. 

Census, national surveys) to inform their assessment which are 

identified within the guidance. 

 

4.6 This represented a major departure from previous guidance3  published in 

2007 (running to 102 pages in total) which included specific consideration 

of primary data collection exercises involving household surveys. The 

importance of survey data was emphasised as providing a particularly 

useful insight into the estimation of affordable housing needs. 

 

4.7 The Government sought to significantly reduce the content of planning 

policy and guidance from that which existed prior to publication of the 

original NPPF. In respect of guidance in respect of the estimation of 

affordable housing needs this has been consolidated into just 7 paragraphs 

within NPPG. 

 

4.8 The NPPG is not prescriptive regarding the assumptions to be applied to 

determine whether or not households can afford a market housing solution 

or require affordable housing. In consequence of this it has been 

commonplace for practitioners to continue to apply elements of the 2007 

guidance in respect of the proportion of household income to be spent on 

housing costs. In other instances, practitioners have departed from this 

and applied their own judgements. Comparability of housing needs data 

across and between Local Planning Authorities is thus increasingly difficult 

in the absence of a common assumptions being applied to assess 

affordability. 

  

 
3 Strategic Housing Market Assessments Practice Guidance plus Annexes – Department 

for Communities and Local Government, March 2017 
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4.9 However, it is evident that despite the application of alternative 

methodologies to collate data as an input into the assessment process, the 

fundamental structure of the housing needs assessment model itself has 

remained fundamentally unchanged for over 20 years. 

 

4.10 Central to this is the work undertaken by Professor Glen Bramley and first 

published in 19984 which developed the concept of converting the existing 

backlog of affordable housing need into an annual flow to which could be 

added newly arising needs in order to determine a gross affordable 

housing need. 

 

4.11 In a similar manner the existing stock of affordable housing can be 

converted into an annual flow to which can be added any allowance for 

planned new provision to determine gross affordable housing supply. 

 

4.12 The subtraction of supply from demand (need) therefore determines the 

extent of the annualised shortfall in affordable housing provision which can 

then be converted to a proportion of the overall planned housing 

requirement in order to determine the appropriate policy approach. 

 

4.13 This methodology was embedded into Government guidance on the 

estimation of affordable housing needs published in 20005, 20046 and 

20077. 

 

4.14 As identified, it continues in a distilled form within paragraphs 018 to 024 

of PPG in respect of Housing and Economic Needs Assessments.   

 
4  Bramley, G., Pawson, H., Satsangi, M. and Third, H. 1998. Local Housing Needs 

Assessment: A Review of Current Practice and the Need for Guidance. Edinburgh: 

Edinburgh College of Art/ Heriot-Watt University, School of Planning and Housing 
5 Department of Environment, Transport and the Regions (2000) Local Housing Needs 

Assessment – A Guide to Good Practice (Bramley et al) 
6 Office of the Deputy Prime Minister (2004) – Housing Market Assessment Manual (DTZ 

Pieda) 
7 Strategic Housing Market Assessments Practice Guidance plus Annexes – Department 

for Communities and Local Government, March 2017 



 

24 
 

4.15 The concept itself has often been considered analogous with that of a bath, 

where newly arising housing need represents water from the taps, and 

new affordable housing provision as water which drains from the plughole. 

The backlog of housing need is therefore represented as the level of water 

in the bath. 

 

4.16 A visual demonstration of this concept is included within current Welsh 

Planning Guidance8 which, whilst being a devolved matter nevertheless 

demonstrates the shared heritage in terms of theoretical underpinnings: 

 
 

 

 

4.17 In an ideal scenario the rate of new affordable housing provision would be 

increased to the point where the backlog of affordable housing need has 

been eliminated (drained away via the plughole) and an equilibrium 

established between newly arising need and available supply (water from 

the taps would flow straight through the plughole). 

 

4.18 Conversely, a reduction in affordable housing supply will extend the time 

taken to clear the backlog of affordable housing need (the level in the bath 

will rise). This situation would be exacerbated further if annually arising 

 
8 Getting Started with Your Local Housing Market Assessment – A Step by Step Guide – Welsh Government 
(2006) 
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housing needs were to increase (the rate of flow from the taps were to be 

increased). 

 

4.19 It is noted that the size of the social rented sector in Chorley9 at 13% of 

all dwellings is smaller than the regional and national averages for such 

accommodation (both 18% of all dwellings) and also has a significantly 

smaller Private Rented Sector at 10% of all dwellings, compared to 15% 

regionally and 17% nationally. 

  

4.20 The size of the social rented housing stock is therefore a constraint which 

limits the size of the annual flow of affordable housing which can be 

generated.  

 

4.21 It is considered that Chorley faces a situation whereby the delivery of 

affordable housing is declining at the same time as newly arising housing 

needs are increasing, in consequence of which the backlog of affordable 

housing need is continuing to grow. This should be remedied via the 

provision of additional affordable housing delivery of which market housing 

sites subject to a S106 requirement can make a major contribution, such 

as the application site. 

 

4.22 Our analysis is not intended to make light of the situation or trivialise the 

plight of households in need of affordable housing through introduction of 

this bathtub analogy. 

 

4.23 However, it is considered that this analogy provides a useful reminder that 

the technical exercises undertaken by practitioners to assess and quantify 

the likely need for affordable housing ultimately boil down to inputs in a 

simple equation in which the flow of affordable housing (itself a component 

of the total available stock) must be sufficient to address both the current 

 
9 Based on 2011 Census data. 
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backlog of housing needs, as well as those needs which are anticipated to 

arise in the future.  

 

4.24 If it is not possible for the existing stock of affordable dwellings to address 

identified housing needs, then it is evident that additional affordable 

housing provision is required. Local Planning Authorities in this situation 

should therefore strive to use the tools at their disposal to maximise new 

affordable housing delivery, including through the grant of planning 

permissions for new market housing sites where a significant element of 

affordable housing may be secured by way of planning obligation or 

condition.  

 

4.25 It is considered that the application proposals represent just such an 

opportunity to deliver additional affordable housing in an area of 

constrained supply. The following section considers the evidence with 

regard to housing need in Chorley and the extent of unmet need for 

affordable housing that needs to be addressed.  
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5.0 Evidence of Affordable Housing Need in Chorley 

 

5.1 The evidence base underpinning Policy 7 of the CLCS is the Central 

Lancashire Strategic Housing Market Assessment published in 2009 

(‘SHMA09’) prepared by Outside Consultants. 

 

5.2 The SHMA09 is the only document which considers the requirement for 

affordable housing provision in Chorley to have been subject to 

independent examination and inspector deliberation. 

 

5.3 Produced in accordance with 2007 Practice Guidance the SHMA09  used a 

combination of quantitative and qualitative research methods in its 

estimation of affordable housing need. The research drew upon a 

combination of primary research, telephone interviews and analysis of 

existing and emerging secondary data sources. 

 

5.4 The SHMA09 covered the period between 2009 and 2014 within the 

Central Lancashire Housing Market Area (‘CLHMA’) consisting of Preston, 

South Ribble and Chorley Councils. It identified an estimated annual 

shortfall of 723 affordable homes in Chorley, compared to 397 in Preston 

and 660 in South Ribble. Chorley therefore had the highest identified 

shortfall in affordable housing delivery across the CLHMA.  

 

5.5 In accordance with the 2007 guidance the SHMA09 calculated the annual 

affordable housing shortfall on the assumption that current housing needs 

would be eliminated over the timescale of the study period. It is noted that 

the methodology employed in the SHMA09 does not align with that of the 

current guidance in NPPG in respect of Housing and Economic Needs 

Assessments. 

 

5.6 A replacement Central Lancashire Strategic Housing Market Assessment 

was prepared by consultants GL Hearn and published in 2017 (‘SHMA17’).  
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5.7 The SHMA17 covered the same HMA as the SHMA09. It covered the period 

2014 to 2034 and identified a net need for 12,402 affordable homes across 

the HMA, equivalent to 620 per annum across the 20 years of the study 

period.  

 

5.8 When this was broken down to local authority level, the SHMA17 identified 

a gross annual need for 645 affordable homes in Chorley. Once the annual 

supply from the existing stock of 498 affordable homes was taken into 

account this resulted in an estimated annual net need for 146 affordable 

dwellings in Chorley. 

 

5.9 The methodology employed was in accordance with NPPG and therefore 

its findings were not directly comparable with those of SHMA09. The 

authors applied their own assumptions with regard to the proportion of 

incomes that households could afford to expend on housing costs before 

being considered to be in need of affordable housing (both for rental and 

home ownership).  

 

5.10 This resulted in more households being categorised as being able to afford 

a market housing solution as the authors assumed that a greater 

proportion of household income could be applied toward housing costs 

than was the case in the SHMA09. Conversely, fewer households were 

deemed to have a requirement for affordable housing as a result of this. 

 

5.11 Additionally, and in accordance with NPPG, the total need for affordable 

housing (gross need minus available affordable stock) was converted into 

an annual flow by dividing the resultant number by the plan period which 

the assessment was intended to inform (in this case 20 years). On 

reflection, it may give cold comfort to a household who was then in current 

housing need that government guidance stipulated that it was acceptable 

for their need to be addressed over a 20 year period.  
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5.12 Whilst the SHMA17 confirmed that it had tested the ability of households 

to afford to rent privately in determining the proportion that required an 

affordable housing solution it then somewhat paradoxically continued to 

consider the role of the Private Rented Sector in addressing affordable 

housing needs for those dependent upon Housing Benefit. The context for 

this advice (which sits outside the requirements of NPPG) appeared to 

support the contention that the overall dwelling requirement for the HMA 

should not be increased in order to deliver the shortfall in affordable 

housing provision identified. 

 

5.13 At paragraph 6.98 it stated: 

 

“Clearly where a household is able to access suitable housing in the 

private rented sector (with or without Housing Benefit) it is the case 

that these needs are being met by the market (as within the NPPF 

definition). As such the role played by the private rented sector 

should be recognised – it is evidently part of the functioning housing 

market.”  

 

5.14 And continued in paragraph 6.99: 

 

“As of May 2016 it is estimated that there were around 6,800 benefit 

claimants in the private rented sector in Central Lancashire (1,761 in 

Chorley, 2,485 in Preston and 1,539 in South Ribble) – this serves to 

illustrate that there is some flexibility within the wider housing market. 

(my emphasis) 

 

5.15 This indicated that the number of households living in the PRS in Chorley 

and dependent on Housing Benefit was equivalent to circa 25% of the 

number of Social Rented dwellings10. 

 

 
10 Estimated at 6,834 in May 2016. 
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5.16 Neither did such analysis consider that many of the households then 

resident in the PRS might actually have been included in the calculation of 

housing need owing to unsuitable living conditions or insecurity of tenure.  

 

5.17 However, the shortcomings of the SHMA17 were never subject to 

independent examination as in 2020 a further study was published that 

gave consideration to the affordable housing requirement in Chorley, 

namely the ‘Central Lancashire Housing Study’ (“CLHS20”) prepared by 

consultants Iceni Projects. It covered the period 2018 – 2036. 

 

5.18 The methodology of the CLHS20 appears to be almost identical to that 

employed by the SHMA17, although common to both is an absence of 

transparency regarding the component figures derived from the data 

sources (as referenced) before being transposed into the model. This 

prevented interested parties from being able to undertake any sensitivity 

analysis in order to test the impact of differing assumptions on the 

requirement for additional affordable housing provision. 

 

5.19 The CLHS20 (Table 5.6) estimated a total need for affordable rented 

housing within Chorley of 501 dwellings per annum across the study period. 

Table 5.6 also identified an annual supply from the existing stock of 

affordable housing of 369 homes, meaning there was an identified annual 

net need for 132 affordable rented homes (2,376 in total up to 2036). 

 

5.20 Of particular note are the contents of paragraph 5.22 of the study. Here, 

the authors considered the findings of the CLHS20 in relation to the 

SHMA17 and noted that: 

 

“For the individual local authorities, the analysis in this report shows 

a slightly higher level of need in Chorley, but lower in the other two 

authorities. Regardless, both studies clearly demonstrate a 

substantial need for additional affordable housing and the Councils 
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should seek to maximise delivery where opportunities arise.” (my 

emphasis). 

 

5.21 As identified, the annual requirement for 132 affordable dwellings 

identified by the CLHS20 was in relation to dwellings for rent only. In 

analysing the requirement for affordable home ownership, the study 

concluded at paragraph 5.45 that: 

 

“……on the basis of the evidence, that in general terms there is no 

substantive need to provide housing under the new definition of 

‘affordable home ownership.”  

 

5.22 In essence, this arose because the CLHS20 first tested affordability based 

on the ability of a household to rent privately, and then secondarily 

considered whether those households who could afford to rent could also 

afford to buy (at lower quartile prices). It was considered that only 9% of 

households in Chorley fell into this ‘rent/buy’ gap. 

 

5.23 It was then determined that although the test of affordability is applied to 

the ability of a household purchase at lower quartile prices, in reality there 

will be dwellings available for purchase at prices beneath this level. On the 

assumption that 50% of all lower quartile transactions would be at prices 

below this level it was concluded that statistically this would leave no 

requirement for the provision of affordable home ownership products. 

Clearly this assumption gave no consideration to potential qualitative 

issues regarding the types of housing that are likely to transact at these 

prices. 

 
5.24 As with the SHMA17, the CLHS20 was never subject to independent 

examination, as in August 2022 the Chorley Housing Demand and Needs 

Assessment (“HDNA 2022”) was published, prepared on behalf of the 

Council by consultants ARC4. 
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5.25 The HDNA22 used a combination of primary (household survey) and 

secondary data sources and concluded that there was an annual shortfall 

of affordable housing provision in Chorley of 113 dwellings. 

 

5.26 The findings of the HDNA22 were qualified in the introduction which stated 

that: 

 

“This report has been prepared during the COVID-19 pandemic. The 

impact this may have on population projections, the economy and 

dwelling need will emerge in due course.” 

 

Whilst the HDNA22 was intended to provide the Council with up to date 

evidence on housing need across all sections of the community over the 

period 2021 to 2038 it did in fact only have a shelf-life of two years, being 

superseded by a further Housing Demand and Needs Assessment for 

Chorley in December 2024 (“HDNA24”).  

 

5.27 The HDNA24 similarly used a combination of primary (household survey) 

and secondary data sources. Furthermore, it is evident that the household 

survey data used in the HDNA24 was actually that which was obtained in 

relation to the HDNA24 and re-applied, as both inform that they were 

based on an online survey return from 2,748 households out of a sample 

size of 25,111 households. 

 

5.28 Therefore it is surprising that the HDNA24 concluded that there was an 

annual shortfall of affordable housing provision in Chorley of just 53 

dwellings in comparison to the shortfall of 113 dwellings estimated by the 

HDNA22, 132 dwellings by the CHS20, and 146 dwellings by the SHMA17.  

 
5.29 Whilst both these assessments purport to use the same primary household 

survey data, as well as the same secondary data inputs (albeit with a 24 

month interval) they produce very different results.  
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5.30 This may readily be ascertained from Table 5.1 which provides a summary 

of the main differences between the two HDNA outputs. 

  

Table 5.1 – Comparison of HDNA22 & HDNA24  

Stage Factor HDNA 22 HDNA 24 Difference (%) 

A Current Gross unmet need (before 

affordability test) 

5,511 4,995 - 9.3% 

B Current Gross unmet need (after 

affordability test) 

3,490 2,500 - 28% 

C Plus Households on Housing Register 1,265 0 - 100% 

D= A+B+C Total Current Gross Need 4,755 2,500 - 47% 

E = D/5 Annualised Current Need - 250 Over 10 Years 

E = D/10 Annualised Current Need 951 - Over  5 Years 

F Newly Arising Need 439 478 + 9% 

E + F Total Annualised Housing Need 1,390 728 - 48% 

G Annual Affordable Housing Supply 1,277 675 - 47% 

F – G Net Annual Shortfall of Affordable 

Housing 

113 53 - 53% 

 

5.31 The estimate of current gross housing need is 9.3% lower in the HDNA24 

compared to the HDNA22, but this increases to -28% once an affordability 

test is applied to households in need. Furthermore, the HDNA22 applies 

all households on the Housing Register in the calculation of current housing 

need whilst the HDNA24 does not include any. Thus the estimate of current 

housing need in the HDNA24 is almost half (47%) that estimated by the 

HDNA22. 

 

5.32 At ‘Stage E’ of the modelling process the current, or ‘backlog’ housing need 

is turned into an ‘annual flow’ by dividing the number of households in 

housing need by the period of time expected to clear this backlog. 

 
5.33 In the HDNA22 this was 5 years, but in the HDNA24 this was increased to 

10 years. Thus, the annual requirement to address current housing need 

reduced from 951 in the HDNA22 to 250 in the HDNA24. 
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5.34 As may be expected against a backdrop of rising private rents and 

houseprices, accompanied by a period of stagnating household incomes, 

the number of newly forming households unable to afford to rent or 

purchase on the open market increased by 9% between the HDNA22 and 

the HDNA24. 

 

5.35 In spite of this, the overall annualised housing need estimated by the 

HDNA24 was almost half (-48%) that of the HDNA22. 

 
5.36 Similarly, the annual supply of affordable housing estimated by the 

HDNA24 was almost half (-47%) of that estimated by the HDNA22. 

However, in this regard it is considered that the annual affordable housing 

supply estimated by the HDNA22 of 1,165 dwellings per annum is much 

higher than would be anticipated as this equates to 16% of the total 

affordable housing stock in Chorley of 7,373 dwellings11.  

 
5.37 Such a high rate of turnover of the existing stock of affordable housing is 

considered highly irregular. According to MHCLG data for England12, only 

6% of the 4.3 million social properties were let during 2023/24.  

 
5.38 Potentially the irregularly high rate of lettings recorded in the HDNA22 was 

a function of the COVID-19 pandemic as alluded to in the qualification to 

the findings incorporated into the introduction. 

 
5.39 However, even the HDNA24 recorded lettings equivalent to 9.1% of the 

affordable housing stock (675 lettings out of 7,416 dwellings13). As will be 

demonstrated later, having reviewed the secondary data in relation to 

social housing lettings it is considered that the evidence suggests a rate of 

annual lettings in Chorley much closer to the national average. 

 

 
11 2020 CORE Lettings data. 
12 Social Housing Lettings in England, Tenancies April 2023 to March 2024. 
13 2023 CORE Lettings data. 
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5.40 The conclusion of the HDNA22 was that there was an affordable housing 

shortfall of 113 dwellings annually in Chorley. This was lower than the 

findings of both the SHMA17 (annual shortfall of 146 dwellings) and the 

CLHS20 (annual shortfall 132 rented dwellings) which appears counter 

intuitive given the publicly acknowledged deterioration in housing 

affordability over this time period. 

 
5.41 In this context the findings of the HDNA24 which suggest an affordable 

housing shortfall in Chorley of just 53 dwellings annually is extremely 

surprising. Therefore a review of the data underpinning the HDNA24 has 

been undertaken to determine whether or not its assessment of the size 

of the affordable housing shortfall is realistic. 

 
Review of HDNA24 Findings 

 
5.42 A detailed examination has been made of the inputs applied to the HDNA24 

to assess whether the suggested shortfall of 53 affordable dwellings per 

annum is robust and credible. 

 

5.43 Given that the HDNA24 is based on a combination of primary (household 

survey) and secondary data it is evident that rigorous scrutiny of the 

primary data itself is not feasible. It is, however, possible to scrutinise the 

use of secondary data to ensure this is being applied correctly. 

 
Current Housing Need 

 
5.44 With regard to the estimation of current, or ‘backlog’ housing need, the 

HDNA24 utilised MHCLG data to establish that in 2022/23 there were 285 

homeless households and a further 274 households in priority housing 

need or living in temporary accommodation (559 households in total). 
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5.45 Estimates in respect of the current number of overcrowded, and concealed 

households (773 and 444 households respectively) were drawn from 2021 

Census data. 

 
5.46 Household survey data was used to estimate the number of existing 

households with a housing need that were already occupants of affordable 

housing (living in overcrowded conditions etc.). This was re-weighted in 

accordance with the findings of the 2021 census. On this basis the HDNA24 

estimated that 564 households in housing need were currently residing in 

affordable housing. 

 
5.47 Household survey data was similarly reweighted in accordance with census 

data to estimate that there were a further 2,603 households with a housing 

need that were currently living in other tenures.  

 
5.48 In total there were 4,995 households living in Chorley with a current 

housing need. 

 
5.49 However, not all of these households were considered to require provision 

of an affordable dwelling in order to resolve their housing need, although 

it was considered that none of the 559 households that were homeless, or 

in a priority housing need could afford a market housing solution. 

 
5.50 Therefore, 4,435 households (4,995 – 559) were subject to an affordability 

test based on analysis of household incomes drawn from the household 

survey data applied to lower quartile (‘entry level’) dwelling purchase 

prices or rents relating to the settlement or parish in which the particular 

household resided. 

 
5.51 On this basis the HDNA24 estimated that 43.8% of households in housing 

need could not afford to buy or rent an entry level dwelling in their local 

area (1,941 households in total).  
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5.52 When added to the 559 households that were homeless, or in a priority 

housing need, this generates a current, or ‘backlog’ housing need of 2,500 

households. It is considered that this estimate of current housing need, 

equivalent to 5% of all households in Chorley is a reasonable estimate 

based on application of the available data. 

 
5.53 In accordance with NPPG the HDNA24 this backlog of current housing need 

into an annual flow by assuming a period of time over which this need will 

be addressed. In the HDNA24 this is a 10 year period. As identified earlier, 

this was a departure from the HDNA22 which assumed all backlog housing 

need would be addressed over a 5 year period. 

 
5.54 This somewhat arbitrary adjustment to the period over which the backlog 

of housing need will be addressed has significant real world consequences 

for those in housing need now. In effect, it means that the average time 

over which a household in housing need that requires an affordable 

housing solution to have that need resolved has doubled. This is 

inconsistent with the objective of Government in delivering the biggest 

boost to social and affordable housing in a generation within the lifetime 

of the current Parliament. 

 
5.55 Therefore, it is considered that any estimate of the shortfall in provision of 

affordable housing should seek to eliminate the backlog of current housing 

need within a 5 year period. On this basis the annual ‘flow’ of households 

with a current housing need to be applied in the assessment model (after 

allowance for current projected supply of affordable housing) should be 

500, not the 250 used in the HDNA24. 

 
Newly Arising Need 

 
5.56 The HDNA24 estimated the number of households that were likely to form 

annually within Chorley, and applied the same affordability test as used to 
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determine the number of current households in housing need that could 

not afford a market housing solution. 

 

5.57 The estimated number of newly forming households was derived by 

applying the average gross household formation rate recorded by the 

English Housing Survey. Employment of this methodology ensures that 

household projections are not based on past trends where household 

formation is constrained as a result of an undersupply of housing. 

 
5.58 The gross number of newly forming households estimated on this basis is 

813 annually. Subject to the affordability test it was determined that 

48.3% of newly forming households (356) would be unable to afford a 

market housing solution. 

 
5.59 A second component of newly arising need comprises those who, although 

housed adequately at the date an assessment of housing need was 

undertaken, are likely to fall into housing need within any given 12 month 

period as a result of changing household circumstances. 

 

5.60 The HDNA24 identified (as reweighted by the 2021 census) identified 610 

households that had fallen into need within the previous 5 years and who 

required provision of affordable housing. This equates to an average of 

122 households who fall into need every year. 

 

5.61 Total newly arising housing needs therefore comprise 478 households per 

annum (356 + 122).  

 
5.62 The gross affordable housing requirement for Chorley therefore comprises 

the annualised ‘flow’ of current households in housing need (500) plus 

household with a newly arising need (478) and therefore equates to 928 

affordable dwellings annually, before account is taken of the projected 

supply of affordable housing. 
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Affordable Housing Supply 

 

5.63 Having established an annualised estimate of affordable housing need in 

Chorley it is then necessary to deduct the estimated annual supply of 

affordable housing generated by the current housing stock in order to 

determine the net shortfall in affordable housing provision that policy 

makers and decision takers should seek to address. 

 
5.64 The HDNA24 did not identify any surplus stock or units to be taken out of 

management that would influence any assessment of the existing supply 

of affordable housing over the 5 year period under consideration. 

 
5.65 In respect of rented dwellings the HDNA24 estimated that an average of 

551 dwellings had been let annually across the period 2019/20 to 2022/23. 

This was apparently based on Registered Provider lettings data, although 

the source was not stated. 

 
5.66 Registered Providers are required to submit details of all lettings through 

the ‘COntinuous Recording’ (“CoRe”) data system operated by MCHLG. 

Therefore, it is possible to review the annual number of affordable lettings 

in Chorley recorded by the CoRe system to determine the annual supply 

of affordable dwellings for rent. 

 
5.67 This data includes lettings of dwellings on both a General Needs and 

Supported Housing basis, whether let at an Affordable Rent or a Social 

Rent. Whilst Supported Housing lettings have been included in the analysis 

undertaken, there can be no certainty regarding the number of households 

in Chorley in need of affordable housing that would be eligible to occupy 

Supported Housing accommodation.  

 
5.68 The CoRe data obtained is reproduced in Table 5.2 below. 
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Table 5.2 – CoRe Lettings Data 

Annual Lettings of Affordable Housing in Chorley 

Year Total Number of Lettings 

2019/20 704 

2020/21 435 

2021/22 477 

2022/23 472 

2023/24 463 

 
5.69 Contrary to the findings of the HDNA24, the average number of lettings 

over the period 2019/20 – 2022/23 was 522, not 551 as stated. 

Furthermore, the average was skewed by the number of lettings in 

2019/20 which were considerably higher than any of the subsequent years. 

If the average number of lettings was calculated over the period 2020/21 

to 2023/24, then the estimated annual supply of dwellings for rent would 

only comprise 462 lettings. 

 

5.70 Taken over the whole of the 5 year period 2019/20 to 2023/24 the annual 

number of affordable lettings in Chorley has averaged 510 dwellings. 

Therefore, an estimated supply of 510 affordable dwellings has been 

applied in this review of the HDNA24. 

 

5.71 With regard to the supply of affordable home ownership dwellings through 

resale the HDNA24 applies the average annual resale rate of all dwellings 

(derived through the English Housing Survey) at 5% of dwelling stock 

numbers, to the existing stock of 301 affordable home ownership dwellings 

in Chorley. 

 
5.72 This generates an estimated annual supply of 15 affordable home 

ownership dwellings in Chorley. Given the small size of the existing stock 

of affordable housing of this tenure it is accepted that alternative 

methodologies are unlikely to produce a figure that is meaningfully 

different. 
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5.73 The estimated annual supply of affordable housing delivered from the 

existing stock of affordable dwellings in Chorley (all tenures) therefore 

comprises 525 dwellings (510 + 15). 

 

Forecast Newbuild Affordable Housing Supply 

 
5.74 The HDNA24 incorporates an annual supply of 109 dwellings as part of its 

estimate of the overall affordable housing supply in its calculation of the 

size of the net affordable housing shortfall in Chorley. 

 

5.75 It is recorded that this is drawn from Council data that indicates a pipeline 

of 545 dwellings which is then assumed to all be delivered within a 5 year 

period (average 109 dwellings per annum). 

 
5.76 As will be explored further in Section 7.0 it is not apparent that there is an 

estimated additional supply of 545 dwellings that will be delivered within 

a 5 year period. 

 
5.77 Furthermore, in order to accurately assess the full scale of the affordable 

housing shortfall in Chorley it has been considered appropriate to remove 

any estimate of projected future delivery from the calculation of supply. 

Doing so therefore establishes a gross shortfall in affordable housing 

provision following which consideration can be given to the likely future 

supply in order to determine whether this is sufficient to address identified 

needs. 

 
5.78 Therefore, no additional affordable dwellings are incorporated into the 

assessment of annual supply which remains at 525 based on consideration 

of the supply arising from the existing stock of affordable housing only.  
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Revised Estimate of Annual Affordable Housing Shortfall in Chorley 

 
5.79 Having reviewed each of the inputs into the HDNA24 it is then possible to 

calculate a revised estimate of the annual affordable housing shortfall in 

Chorley over the period 2024/25 to 2028/29 i.e. one which seeks to 

resolve the backlog of housing need over 5 years. 

 

5.80 The findings of the revised assessment are outlined in Table 5.3 below, 

and comparison made with the same stages and data inputs used in the 

HDNA24 for clarity. 

 

Table 5.3 – Reassessment of HDNA24 Findings  

Stage Factor HDNA 24 Reassessment Difference (%) 

A Current Gross unmet need 

(before affordability test) 

4,995 4,995 0% 

B Current Gross unmet need (after 

affordability test) 

2,500 2,500 0% 

C Plus Households on Housing 

Register 

0 0 0% 

D = 

A+B+C 

Total Current Gross Need 2,500 2,500 0% 

E = D2/10 Annualised Current Need 250  Over 10 Years 

E = D2/5 Annualised Current Need - 500 Over  5 Years 

F Newly Arising Need 478 478 0% 

E + F Total Annualised Housing Need 728 978 + 27% 

G Annual Affordable Housing 

Supply 

675 525 - 22% 

F – G Net Annual Shortfall of 

Affordable Housing 

53 453 + 749% 

 

5.81 As will be evident, no amendment has been considered necessary to the 

assessment of the gross number of current households in housing need, 

or the net number of households in housing need (after application of the 

affordability test). 
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5.82 Neither was any amendment made to the estimate of newly arising 

housing need on an annualised basis. 

 
5.83 The estimated annual affordable housing supply was reassessed based on 

a review of CoRe lettings data which concluded that the existing supply of 

affordable housing in Chorley is considerably lower than had been 

estimated by the HDNA24. The same allowance was applied in respect of 

resales of affordable dwellings, and the allowance for projected future 

supply of affordable housing removed. 

 
5.84 In conclusion, the reassessment estimates that there is an annual shortfall 

of 453 affordable dwellings in Chorley which represents a significant 

departure from the annual shortfall of just 53 affordable dwellings 

estimated by the HDNA24. 

 
5.85 Section 7.0 will consider whether the shortfall identified through the 

reassessment of the HDNA24 is capable of being remedied from the supply 

of affordable housing that is likely to be brought forward.  

 

Housing Register Data 

 

5.86 In addition to consideration of the estimates of affordable housing need 

prepared to inform the preparation of local planning policy, regard has also 

been had to available housing needs data derived from the Council’s 

housing waiting list. 

  

5.87 This information relates to actual households who consider their current 

housing circumstances to be unsatisfactory, and in turn have had their 

needs categorised on an objective basis against the criteria established by 

the Council.  

5.88 Chorley Borough Council, in conjunction with Preston City Council and 

South Ribble Borough Council operate a Choice Based Lettings Scheme 
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known as ‘Select Move’ in partnership with the stockholding Registered 

Providers within the area.  

  

5.89 Select Move is an ‘open’ housing register available to all eligible 

households14 which includes the need to demonstrate a local connection 

to the participating local authority areas. Households accepted onto the 

register are then able to ‘bid’ for available affordable dwellings advertised 

on a weekly basis.  

  

5.90 Upon submission of an application to Select Move the needs of households 

are assessed by the participating landlords and awarded a banding of A 

(most urgent need) through to E (no housing need). A copy of the Select 

Move Common Allocation Policy 2018 comprises Appendix 4.0). 

 

5.91 Analysis has been made of the Council’s housing waiting list data for the 

period 2011/12 through to 2023/24. The data for this has been informed 

by the Council’s statistical data returns to MHCLG.  

 

5.92 In addition to consideration of the total numbers of households on the 

waiting list regard has also been had to the number of households 

classified as being in a ‘reasonable preference’ category. S.166A(3) 

Housing Act 1996 (as inserted by s.147(4) Localism Act 2011) requires 

that a local authority's allocation scheme must give reasonable preference 

to applicants who fall into the following categories: 

 

• People who are homeless within the meaning given in Part VII of the 

Act, regardless of whether there is a statutory duty to house them; 

• Owed a duty by any local housing authority or are occupying 

accommodation secured by any such authority under the Act; 

• People occupying insanitary or overcrowded housing or otherwise 

living in unsatisfactory housing conditions; 

 
14 Certain statutory restrictions pursuant to the Housing Act 1996 (as amended) apply. 
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• People who need to move on medical or welfare grounds, including 

grounds relating to a disability; 

• People who need to move to a particular locality in the district of the 

authority, where failure to meet that need would cause hardship (to 

themselves or to others). 

 

5.93 Households on the waiting list categorised as having a reasonable 

preference for rehousing therefore represent households with an 

objectively assessed need which is only considered capable of being 

addressed through rehousing in suitable accommodation. 

 

5.94 Analysis of the housing waiting list since 2011/12 is detailed in Table 5.4 

below. 

 
5.95 The data reveals that up to 2016/17 the proportion of households in 

reasonable preference category remained relatively constant as a 

proportion of total households on the waiting list in Chorley at around 25% 

of all households on the register. 

  

5.96 After this date the total number of households on the waiting list declined 

slightly before increasing again but the increase in the number of 

households in a reasonable preference category was more pronounced, 

and in recent years has averaged around 40% of total households on the 

register. 

 

5.97 The data for 2020/21 onwards records an exponential growth in both the 

total number of households on the waiting list and those classified as being 

in a reasonable preference category.  
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Table 5.4 Households on Housing Register in Chorley and 

Proportion of those in Reasonable Preference Category. 

Monitoring 

Period 

Total 

Households on 

Register 

No. of 

Households in 

‘Reasonable 

Preference’ 

category 

Reasonable 

Preference as % 

of Total 

Households on 

Register 

2011/12 1450 393 27% 

2012/13 1524 196 13% 

2013/14 1115 235 21% 

2014/15 1015 240 24% 

2015/16 1050 257 24% 

2016/17 1107 275 25% 

2017/18 772 250 32% 

2018/19 835 362 43% 

2019/20 850 355 42% 

2020/21 1609 566 44% 

2021/22 1257 474 38% 

2022/23 1516 576 38% 

2023/24 2079 535 26% 

 
5.98 The number of households on the waiting list has continued to grow, 

increasing by almost 250% in 5 years. Whilst the proportion of households 

in a reasonable preference category has declined, the numbers in absolute 

terms are on average double those of 10 years ago. 

 

5.99 The period commencing 1st April 2020 onwards has clearly been 

exceptional, coinciding as it did with the onset of the global Covid-19 

pandemic, associated domestic lockdowns, restrictions on business and 

disruption of employment.  
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5.100 In October 2020 a report titled ‘Building Post-Pandemic Prosperity’15 was 

published, prepared on behalf of the Local Government Association, 

National Federation of ALMO’s and the Association of Retained Council 

Housing. 

 

5.101 Section 2 of this report ‘Households, Poverty and homelessness’ (Appendix 

5.0) notes that ‘The pandemic has had a disproportionate health and 

financial impact on already disadvantaged groups’ and projected a rise in 

waiting lists nationally in response to this. 

   

5.102 The report continued to state that ‘We are yet to see the full social and 

economic impact of the covid pandemic, or its implications for housing 

needs. As covid-related income support schemes wind down, 

unemployment rises and the government ban on eviction is lifted, more 

families will be forced to find cheaper accommodation. Along with 

increased rough sleeping, homelessness and sofa surfing, the number of 

households on council waiting lists is expected to rise sharply. Waiting lists 

are likely to surpass the previous peak in the aftermath of the global 

financial crisis and are an early warning sign of real levels of need and 

demand” (emphasis added). Such analysis provides useful context to 

understand the underlying reasons behind the dramatic rise in housing 

waiting list numbers in Chorley. 

 

5.103 In response to projected increase in housing needs the report advocated 

a national initiative for the construction of 100,000 social rented dwellings 

annually. However, such an initiative has not been supported by 

successive Governments.  

 

5.104 S106 sites (which contributed 50% of all affordable housing completions 

in 2018/19) will therefore continue to play an essential role in delivering 

 
15 Building Post-Pandemic Prosperity – The economic and fiscal case for constructing 100,000 Council Homes 
each year – Pragmatix Advisory. 
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the affordable housing required, especially social rented housing which has 

been identified as the priority need in Chorley. 

 

5.105 Given these circumstances it is considered that the likely future 

requirement for affordable housing (as demonstrated by the annual 

change in the number of households on the housing register as well as the 

number of those in a reasonable preference category) is a matter that 

should be afforded significant weight by the Council in the determination 

of planning applications for new market housing sites where affordable 

housing is secured by way of planning obligation or condition.  

  

5.106 The affordable housing that would be delivered by the application 

proposals would equate to the provision of up to 175 affordable dwellings. 

 

Conclusions on Affordable Housing Need in Chorley 

  

5.107 Evidence intended to support the preparation of local plan policy has 

consistently demonstrated an overwhelming requirement for additional 

affordable housing provision in Chorley. 

 

5.108 The most recent evidence however in the form of the HDNA24 indicated a 

requirement for additional affordable dwellings which was only 36% of the 

annual requirement estimated 7 years previously. Such an outcome is 

surprising given the acknowledged deterioration in housing affordability 

over this time period. 

 
5.109 Therefore, a reassessment of the findings of the HDNA24 has been 

undertaken which concludes that the annual shortfall in affordable housing 

provision is significantly higher than that estimated by the HDNA24 at 453, 

rather than 53 dwellings annually. 
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5.110 In addition, the number of households on the Council's Housing Register 

in a reasonable preference category remains persistently high, with an 

average of 500 households being assessed as having a priority need for 

allocation of affordable housing over the past five years, and the total 

number on the waiting list now standing at over 2,000. 
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6.0 The Historic Rate of Affordable Housing Delivery in Chorley 

 

6.1 A review of housing completion data indicates that 1,792 affordable 

dwellings have been delivered in Chorley to date over the CLCS period. 

Sales of Right to Buy dwellings16 have then been deducted to derive a net 

addition of 1,668 affordable dwellings. 

 

Table 6.1 – Chorley Borough – Net Additions to Affordable Housing Stock 

2009/10 – 2023/24 

Monitoring 

Year 

Total 

Housing 

Completions 

(Net) 

Additions to 

Affordable 

Housing 

Stock 

(Gross) 

Registered 

Provider 

Right to Buy 

Sales 

Additions to 

Affordable 

Housing 

Stock (Net 

of Right to 

Buy Sales) 

Net 

Affordable 

Additions 

as %age of 

Total 

Completions 

2009/10 440 not available not available not available not available 

2010/11 527 173 not available 173 33% 

2011/12 552 170 -1 169 31% 

2012/13 638 183 -8 175 27% 

2013/14 582 129 -12 117 20% 

2014/15 723 165 -23 142 20% 

2015/16 597 85 -11 74 12% 

2016/17 517 87 -15 72 14% 

2017/18 661 172 -20 152 23% 

2018/19 573 202 -19 183 32% 

2019/20 640 122 -11 111 17% 

2020/21 306 47 -6 41 13% 

2021/22 228 63 -6 57 25% 

2022/23 309 77 -12 65 21% 

2023/24 291 117 -15 102 35% 

Total 7,584 1,792 -124 1,633 22% 

Average 506 128 -9 109 22% 

 

 

6.2  

 
16 As recorded by CLG Statistical Data Returns 
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6.3 Table 6.1 is reproduced in graphic form in Figure 6.2 below. 

 

Figure 6.2 – Chorley Borough Net Additions to Affordable Housing 

Stock 2019/10 – 2023/24 

 

 

6.4 Table 6.1 indicates that on average between 2010/11 and 2023/24, 

Chorley Borough has achieved a net addition of just 109 affordable 

dwellings per annum, equivalent to 22% of overall housing completions. 

This compares poorly with the Council’s policy expectation of 30% to 35% 

affordable housing provision. 

 

6.5 Further analysis has considered affordable housing delivery relative to the 

evidence in relation to affordable housing needs. As identified, the SHMA09 

remains the only evidence in respect of housing need in Chorley which has 

been subject to independent examination and inspector deliberation. 
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6.6 The SHMA09 estimated an annual shortfall of 723 net affordable dwellings 

in Chorley for the period 2009 to 2014. 

 

6.7 Figure 6.3 plots the identified requirement of 723 affordable dwellings per 

annum of the SHMA09 against the net affordable completions as outlined 

in table 6.1. Against a total identified requirement for 4,338 affordable 

dwellings just 776 net additional dwellings were delivered, equating to 

shortfall in provision of 2,839 affordable dwellings. 

 

Figure 6.3 Affordable Housing Delivery in Chorley against 

Requirement Identified by 2009 SHMA 

 

 

6.8 Similar analysis has been undertaken in relation to the identified annual 

requirement for 146 affordable dwellings in the SHMA17 from its base date 

of 2017 and covering completions for the period ending 2021/22. 

 

6.9 Figure 6.4 plots the identified requirement of 146 affordable dwellings per 

annum of the SHMA17 against the net affordable completions across a 

period commencing in 2013/14 when the currency of the SHMA09 expired 

and ending in 2023/24. Against a total identified requirement for 1,606 

affordable dwellings just 1,215 net additional dwellings were delivered, 

equating to shortfall in provision of 391 affordable dwellings. 
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Figure 6.4 Affordable Housing Delivery in Chorley against 

Requirement Identified by 2017 SHMA 

 

 

6.10 It is evident that against the identified requirement for affordable housing 

established by both the SHMA09 and the SHMA17 that the Council has 

failed to deliver a commensurate amount of affordable housing. 

 

6.11 This clearly indicates a continuing requirement for additional affordable 

housing provision and the Council should use the tools at their disposal to 

maximise new affordable housing delivery, including through the grant of 

planning permissions for new market housing sites where a significant 

element of affordable housing is secured by way of planning obligation or 

condition. 
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7.0 Future Supply of Affordable Housing in Chorley 

 

7.1 Having established that the Council has historically failed to deliver 

affordable housing commensurate with the level of need identified, 

consideration then turns to as to whether this shortfall is capable of being 

remedied in the future. 

 

7.2 With regard to future housing delivery in May 2024 the Council issued a 

revised Five Year Housing Land Supply (“5YHLS”) Position Statement.  

 

7.3 Use of the Council’s 5YHLS figures within this statement is without 

prejudice to any alternative calculations of 5YHLS which may be utilised 

elsewhere in the Planning Statement or other documents submitted in 

support of the application proposals and which should be considered take 

precedent in this regard. 

 

7.4 The Council’s estimate of housing land supply was measured against a 

Local Housing Need requirement of 506 dwellings per annum. However, 

following publication of the revised NPPF on 12th December 2024 this has 

now increased to 564 dwellings per annum. 

 

7.5 Against this requirement the Council considered that they had a 

deliverable supply of 1,448 dwellings which equated to a 5YHLS of 2.9 

years. 

 

7.6 Regard has been had to the schedule of sites which informs the Council’s 

position in order to identify the amount of affordable housing this is likely 

to yield (Appendix 2.0). 

 

7.7 The schedule of site typologies which are used in the calculation of the 

5YHLS of 1,448 dwellings comprises 5 components;  
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1) Allocated Sites with Planning Permission – 217 dwellings 

2)  Allocated Sites without Planning Permission – 0 dwellings 

3) Windfall Sites (10+ dwellings) with Planning Permission – 809 

dwellings 

4) Windfall Sites (-10 dwellings) with Planning Permission – 256 

dwellings17 

5)  Predicted Windfall Completions on Small Sites (-10 dwellings) - 166 

dwellings 

 

7.8 Analysis has then been made of the affordable housing that is likely to be 

delivered from each component of the 5YHLS. 

 

7.9 In respect of Allocated Sites with Planning Permission each planning 

approval has been reviewed to determine the proportion of affordable 

housing required, and delivery apportioned on a pro-rata basis in line with 

the dwelling numbers included in the 5YHLS. This equates to 63 affordable 

dwellings. 

 

7.10 The same approach has been applied to Windfall Sites of 10+ dwellings, 

including those that have been approved on the basis of 100% affordable 

housing provision. These are estimated to deliver 216 affordable dwellings.  

 

7.11 Evidently Allocated Sites without planning permission that are not 

expected to deliver any dwellings during the 5YHLS period will similarly 

not deliver any affordable housing. 

 

7.12 As the allowances for Small Windfall Sites both with and without planning 

permission are from sites which fall below the threshold for affordable 

housing provision then this element of supply also is not expected to yield 

any affordable housing provision. 

 

 
17 426 dwellings (gross) discounted by 40% to account for potential under-delivery. 
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7.13 Anticipated affordable housing delivery as part of the 5YHLS therefore 

comprises 279 affordable dwellings, equivalent to 19% of total dwelling 

numbers. This is considerably lower than the suggested pipeline of supply 

of 545 affordable dwellings over 5 years used in the HDNA24. 

 

7.14 In Figure 7.1 below the total 5YHLS from the Council's Position Statement 

has been plotted as an average of 290 dwellings per annum, against a SM 

requirement for 506 dwellings per annum. Projected affordable housing 

delivery has similarly been averaged out on a straight line basis (56 

dwellings per annum). 

 

7.15 In addition, the estimated requirement for additional affordable housing 

provision suggested by the reassessment of the HDNA24 of 453 dwellings 

per annum has also been plotted.  

 

Figure 7.1 – Projected Affordable Housing Delivery in Chorley 

Based on Councils 5YHLS Position Statement 
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7.16 On this basis it is possible to plot the cumulative shortfall in affordable 

housing delivery that will arise over the period of the 5YHLS as each year 

the estimated need for affordable housing exceeds projected supply by a 

factor of 397 affordable dwellings, leading to a cumulative shortfall of 

1,985 affordable dwellings by 2028/29.  

 

7.17 Consideration then turns to the proposed site allocations under the CLLP. 

An analysis of the proposed sites has been undertaken and is reproduced 

at Appendix 2.0. 

 

7.18 Sites which are already included in the calculation of the 5YHLS have been 

omitted. 

 

7.19 Assuming all dwellings included in the 5YHLS are delivered this would leave 

a further 1,402 dwellings (453 affordable) that were excluded from the 

calculation of the 5YHLS but are either allocated under the CLCS or have 

planning permission. 

 

7.20 To these have been added the 2,237 dwellings (738 affordable) that are 

anticipated will arise from proposed site allocations under the CLLP 

(excluding those already accounted for in the 5YHLS). 

 

7.21 This generates a total further anticipated dwelling supply of 3,639 

dwellings (1,191 affordable) over the remaining 12 year period of the CLCS 

(2024/25 – 2040/41) which equates to an average of 303 dwellings 

annually (99 affordable). 

 

7.22 For the purpose of this exercise it has been assumed the backlog of 

housing need will be distributed across the whole of the Local Plan period 

rather than 5 years, although this obviously means some households 

would have to live in unsatisfactory housing conditions for a considerable 

period of time. On this basis the annual affordable housing shortfall to be 

addressed equates to 100 dwellings. 
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7.23 As will be seen in figure 7.2 below the anticipated CLLP allocation will 

deliver an uplift in affordable housing supply, although this will still be 

insufficient to eliminate both the backlog of housing need and deal with 

any newly arising need on an annualised basis. 

 

Figure 7.2 – Projected Affordable Housing Delivery in Chorley 

Across Local Plan Period 

 

 

 

7.24 Therefore, based on a projection across the whole of the CLLP period there 

would be still be an under delivery of 232 affordable dwellings by 2040/41, 
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with many households with a current affordable housing need having to 

wait a considerable period of time in unsatisfactory housing conditions 

before their needs can be resolved.  

 

7.25 On this basis it is evident that only through the release of further sites for 

residential development (including sites in the Green Belt that will 

deliver 50% affordable housing provision) that additional affordable 

housing can be delivered in order to address the projected shortfall in 

provision. 

 

7.26 It follows therefore that substantial weight should attach to the need for 

more affordable housing provision in Chorley. 
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8.0 Benefits of the Application Proposals 

 

8.1 The application proposals would deliver 50% affordable housing (up to 175 

dwellings) which would make a significant contribution toward resolving 

the identified need for additional affordable housing in Chorley. 

 

8.2 The provision of 50% affordable housing would accord with the 

Government’s ‘Golden Rules’ in relation to new housing development in 

the Green Belt. 

 

8.3 The estimation of housing need and computation of the benefits of 

affordable housing provision attributable to individual planning 

applications are often relegated to examination of statistics alone, without 

consideration being given to the fact that each number represents an 

individual household in housing need. 

  

8.4 In a 2020 appeal decision at Oxford Brookes University Campus at 

Wheatley, (APP/Q3115/W/19/3230827) Inspector DM Young asserted in 

consideration of the number of households on the Council’s housing 

register “It is sometimes easy to reduce arguments of housing need to a 

mathematical exercise, but each one of those households represents a real 

person or family in urgent need who have been let down by a persistent 

failure to deliver enough affordable houses” (emphasis added). He went 

on to state that “Although affordable housing need is not unique to this 

district, that argument is of little comfort to those on the waiting list”. 

 

8.5 The inspector concluded that “Given the importance attached to housing 

delivery that meets the needs of groups with specific housing requirements 

and economic growth in paragraphs 59 and 80 of the Framework, these 

benefits are considerations of substantial weight”.  
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8.6 In consideration of the planning balance the Inspector stated that, “The 

Framework attaches great importance to housing delivery that meets the 

needs of groups with specific housing requirements” and concluded that 

the affordable housing that would be delivered by the appeal proposals 

were a matter that had to be afforded very substantial weight. 

 

8.7 In determining the appeal, the Secretary of State concurred with these 

findings, thus underlining the importance of addressing the identified 

priority need of households on the Housing Register given the persistent 

under delivery of affordable housing in that authority. 

 

8.8 It is considered that acute housing needs have also been identified in 

Chorley having regard to the persistently high number of households on 

the Housing Register with a priority need for affordable housing. 

 

8.9 Given the Council’s poor record of delivery of affordable housing relative 

to identified needs and taking into account the limited additional provision 

that is likely to be delivered both as a component of the 5YHLS, and the 

emerging CLLP that the contribution toward affordable housing provision 

from the application site is considered to be a matter that should be 

accorded substantial weight. 

 

8.10 The proposed tenure split will be discussed and agreed with the Council 

during the application process. The proposed affordable housing will be 

secured by way of a S106 agreement. 
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9.0 Conclusions and Recommendations 

 

9.1 This Statement deals specifically with affordable housing and the weight 

which should be afforded to it in the planning balance in recognition of the 

overwhelming evidence of housing need in Chorley.  

 

9.2 The provision of 50% affordable housing (up to 175 dwellings) represents 

a benefit to which substantial weight should be applied by decision makers 

having regard to the identified need for affordable housing and the 

persistent shortfall in its delivery. 

 
9.3 Paragraph 158 of NPPF states that development which comply with the 

‘Golden Rules’ (including provision of 50% affordable housing) should be 

given significant weight in favour of the grant of permission. 

 
9.4 Paragraph 61 of NPPF sets out the Government’s clear objective of 

“significantly boosting the supply of homes”, ensuring that “the needs of 

groups with specific housing requirements are addressed” and that “land 

with permission is developed without unnecessary delay”. It establishes 

that the onus is on Local Planning Authorities to “meet an area’s identified 

housing need”, including provision of “an appropriate mix of housing types 

for the local community”. 

 

9.5 The Council’s Housing Strategy indicates that supplying enough homes, 

supporting a balanced housing market, and ensuring good access to 

affordable housing is a corporate priority. This implies that the Council 

should do therefore whatever it can to facilitate the provision of homes 

that people can afford. However, this alleged corporate commitment must 

come across as empty rhetoric to those in need of affordable housing now.  

 

9.6 Studies prepared to inform the development of local planning policies 

prepared in 2009, 2017, 2020 and 2022 all identified a pressing 
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requirement for affordable housing to be delivered as part of the planning 

process. The most recent assessment undertaken in 2024 however 

indicated a reduced requirement for an additional 53 affordable dwellings 

annually which appears counter intuitive given the acknowledged 

deterioration in housing affordability over this time period. 

 
9.7 Therefore, a reassessment of the findings of the HDNA24 has been 

undertaken which concludes that the rate at which the backlog of housing 

need should be addressed should take place over a 5 year time period 

rather than the 10 year period assumed by the HDNA24 (as was originally 

assumed by the HDNA22). In addition, a review of the existing supply of 

affordable housing on an annual basis has been undertaken which 

concluded that supply is likely to be considerably lower than was estimated 

by the HDNA24. 

 
9.8 Taking all these considerations into account the reassessment concluded 

that the shortfall in affordable housing provision in Chorley is likely to be 

significantly higher than that estimated by the HDNA24 at 453, rather than 

53 dwellings annually. 

 

9.9 Furthermore, the evidence in respect of affordable housing delivery 

indicates that Chorley has consistently failed to achieve rates of affordable 

housing provision that correspond with the level of housing need identified 

in each of the successive studies. 

 

9.10 The number of households on the Council’s housing register with a priority 

need for rehousing has remained stubbornly high, standing at 535 on 1st 

April 2024 and the total number of households on the waiting list in excess 

of 2,000. 

 

9.11 This information relates to actual households who consider their current 

housing circumstances to be unsatisfactory, and in turn have had their 

needs categorised on an objective basis against the criteria established by 
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the Council. These are households living in circumstances of housing stress 

looking to move into suitable affordable accommodation right now in order 

to resolve their needs. 

 

9.12 There is therefore incontrovertible evidence of acute affordable housing 

need in Chorley coupled with a reduction in the rate of affordable housing 

delivery over recent years and a continuing low level of projected future 

supply over the next five years which will not be sufficient to address the 

requirements identified by the reassessment of the HDNA24. 

 

9.13 This clearly indicates a requirement for further market housing sites where 

a significant element of affordable housing can be secured by way of 

planning obligation or condition to be released for development as such 

sites are able to play an essential role in delivering the level of affordable 

housing required. 

 
9.14 In light of all available evidence it is considered that the affordable housing 

that would be provided by the application proposals represents a major 

material consideration which should be accorded substantial weight by 

the Council in the determination of this planning application. 
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Appendix 1.0 -  Five Year Housing Land Supply – Projected Affordable Housing Completions 
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Appendix 2.0 -  Five Year Housing Land Supply – Projected Affordable Housing Completions 
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