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Disclaimer

This document is intended to aid the preparation of the Neighbourhood Plan, and can be used to guide decision making and as
evidence to support Plan policies, if the Qualifying Body (i.e. the neighbourhood planning group) so chooses. It is not a
neighbourhood plan policy document. It is a ‘snapshot’ in time and may become superseded by more recent information. The
Qualifying Body is not bound to accept its conclusions. If any party can demonstrate that any of the evidence presented herein is
inaccurate or out of date, such evidence can be presented to the Qualifying Body at the consultation stage. Where evidence from
elsewhere conflicts with this report, the Qualifying Body should decide what policy position to take in the Neighbourhood Plan
and that judgement should be documented so that it can be defended at the Examination stage.
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List of acronyms used in the text:

AH Affordable Housing (NPPF definition)

AMH  Affordable Market Housing

HNA Housing Needs Assessment

HNF Housing Need Figure

Housing LIN Housing Learning and Improvement Network
HRP Household Reference Person

KSNP  Kelbrook and Sough Neighbourhood Plan

LHN Local Housing Need

LPA Local Planning Authority

LQAR Lower Quartile Affordability Ratio

LTHPD Long-Term Health Problem or Disability

MAR Median Affordability Ratio

MH Market Housing

MHCLG Ministry for Housing, Communities and Local Government (formerly DCLG)
NA Neighbourhood (Plan) Area

NDO  Neighbourhood Development Order

NDP Neighbourhood Development Plan

NP Neighbourhood Plan

NPPF  National Planning Policy Framework

ONS Office for National Statistics

PBC Pendle Borough Council

PPG Planning Practice Guidance

PRS Private Rented Sector

RQ Research Question

SHLAA Strategic Housing Land Availability Assessment
SHMA Strategic Housing Market Assessment

VOA Valuation Office Agency
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1. Executive Summary

Tenure and Affordability Conclusions

The majority of homes in Kelbrook and Sough are owned (82%), this is a higher proportion than at borough or national
level, this is followed by the next most common tenure of privately rented homes (13%) and social rented homes (5%).
There are no homes in shared ownership in the neighbourhood area.

The most significant change during the intercensal period was the increase in private renting, which more than doubled. In
addition, social renting increased by a half, while home ownership remained relatively stable. These trends are broadly
seen at the higher level geographies with the exception of social renting, which fell at both the borough and national level in
contrast to a fairly significant increase in the neighbourhood area. However, this may be attributed to the small starting
number of 15 social rented dwellings in 2001.

In general, between 2010 and 2019, house prices increased by approximately 33%, the type of dwelling appreciated the most
is detached (which also represents the vast majority of all homes in the NA) with an 81% increase, while semi-detached
dwellings only saw a 3% increase and terraced housing decreased in value. There is no data available for flats in the
neighbourhood area, there are only 6 in total and they may not have been sold over the past 10 years.

Kelbrook and Sough is seen as generally affordable for both home ownership and renters when comparing house prices to
incomes, as such, the income required to buy an average market home for sale is lower than what would be expected to be
available to those on average household incomes. In addition, the income required to buy an average entry-level home for
sale is lower than the average income of those on lower quartile dual earning household incomes. In addition, single
earning households on lower quartile incomes are able to access shared ownership at 25% and potentially discounted
market sale (when heavily discounted at 50%). However, compared to the borough more widely mean house prices are
almost double in the neighbourhood area.

AECOM'’s estimate identified the potential demand for 36 affordable homes for sale over the plan period. If Kelbrook and
Sough was to meet its need for social/affordable rented housing this would imply approximately 80 homes over the plan
period. While the neighbourhood group have expressed they are not interested in delivering this level of housing currently,
the relationship between these two estimates suggests that there is greater requirement to deliver for more acute needs in
the form of socially rented homes than the potential demand for intermediate homes as a general affordable tenure mix to be
sought in the Neighbourhood Plan.

Two indicative tenure mixes have been provided, which could serve as a guideline for the breakdown of Affordable Housing
tenures in Kelbrook and Sough based on various considerations and evidence. Mix 1 (indicative mix based on local needs)
proposes that 70% of affordable homes be provided as rented tenures, and the remaining 30% delivered as affordable
routes to home ownership. This mix aligns with the Local Plan in prioritising the most acute needs as far as possible. Mix 2
(indicative mix with 25% First Homes requirement) proposes the same general split between affordable rented and for sale.
However, the break down within the affordable housing for sale differs as it includes 25% for First Homes and displaces
shared ownership and rent to buy equally. This aligns with the direction of proposed national policy, which includes a
mandated minimum level of delivery of the Government’s new First Homes affordable home ownership product.

The expected level of housing delivery does not meet the quantity of demand identified in estimates of the need for
affordable housing. It is recommended that the policy requirement be met wherever possible, and for further avenues for
delivering greater quantities of Affordable Housing (such as exception sites) to be explored. It is not recommended that the
Local Plan affordable housing policy parameters be exceeded in the neighbourhood plan because such steps are rarely
accepted by neighbourhood planning examiners on the grounds that an extremely high standard of justification is required
which goes beyond the scope of this HNA, in particular around the issue of what level of Affordable Housing delivery can
be financially viable in the NA. Raising the percentage of Affordable Housing required could, furthermore, have the effect of
discouraging new building from coming forward altogether. Should the group wish to consider such an option, it is advisable
to discuss this with the LPA in the first instance.

Affordable housing is typically provided and made financially viable by its inclusion as a proportion of larger market
developments, as guided by Local Plan policy, and implemented by the LPA. However, if the community wishes to boost
the supply of affordable housing, there are other, more proactive routes available for its provision. For example, using
community development orders, identifying exception sites or developing community land trusts are all tried and tested
ways of boosting the supply of affordable housing above the minima indicated by Local Plan policy.
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However, the neighbourhood planners must also consider the residents views, which in Kelbrook and Sough generally
oppose new market and affordable housing in the neighbourhood area. Therefore, policies and/ or initiatives such as rural
exception sites, which will aim to increase the delivery of housing, may not be appropriate.

Type and Size Conclusions

This analysis provides an indication of the likely need for different types and sizes of homes based on demographic change.
It is important to remember that other factors should be considered in determining the dwelling mix that is desirable in the NA
or on any particular site. These include the characteristics of the existing stock of housing, the role of the NA or site within
the wider housing market area (linked to any Local Authority strategies or plans) and site specific factors which may justify a
particular dwelling mix.

The 2011 Census shows that there were 470 households in Kelbrook and Sough, living in 120 detached houses, 119 semi-
detached, 225 terraced houses, and 6 flats. Compared with the Pendle Borough Council, Kelbrook and Sough is
characterised by a larger proportion of detached dwellings and a correspondingly smaller proportion of flats; this is somewhat
unsurprising given the rural characteristics of the neighbourhood area. However, Kelbrook and Sough have a large proportion
or terraced dwellings (accounting for almost 50% of the housing stock — double than the level nationally).

The data also shows that the housing stock in Kelbrook and Sough is dominated by 2, 3 and 4 bedroom homes; this is a
similar trend that can be seen at borough and national level.

Unsurprisingly, however, the social and affordable dwellings in Kelbrook and Sough are predominantly smaller dwellings with
less bedrooms. Of the 19 socially rented dwellings in the neighbourhood area, there are eight 1 bedroom bungalows, six
dwellings with 2 bedrooms and 5 dwellings with 3 bedrooms. The prevalence of small bungalows may suggest that it is largely
the older generations occupying this type and tenure of dwelling rather than younger families. This would again support the
findings from the Tenure Chapter which indicate Kelbrook and Sough is generally an affordable place to live even for those
on lower incomes with the majority of residents able to be housed by the market.

The results of a life-stage modelling exercise, which looks at the sizes of dwelling occupied by different age groups and
projects the growth and decline of those age groups over the Plan period in order to understand what should be built
demonstrates that in Kelbrook and Sough an appropriate response would be to prioritise the supply smaller sized dwellings
(1 and 2 bedrooms). This would provide greater choice for the older population should they wish to downsize in the future. In
addition, this may also retain or attract the younger generation who are looking to move into their first home.

Given the stock and recent delivery of larger dwellings (3 bedrooms and more), it is suggested that 2 bedroom houses
primarily and some 1 bedroom houses would be the ideal dwelling mix on new developments. This mix may not be generally
popular with housebuilders. Therefore, the construction of some larger homes should not be ruled out altogether.

In addition, this model operates on the assumption that households can and will wish to occupy only housing specifically
suitable for their household size, which is not a realistic prospect given that people are willing to pay for extra bedrooms for
a range of reasons. It is not surprising, then, that demand for some larger will remain. The provision of these homes should
therefore not be inhibited entirely (though some of that demand will be met by natural churn within the market), but to the
extent that the community wish to influence the size mix of housing coming forward, small-sized homes should be the priority.

In the Tenure and Affordability chapter analysis, it was found that market housing for sale and rent is generally affordable in
Kelbrook and Sough. Therefore, the delivery of some larger dwellings may not have an impact on the ability of residents to
afford such dwellings. This puts Kelbrook and Sough in a fortunate position when looking at potential delivery of different
types and sizes of dwellings.
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2. Context

2.1 Local context
1. Kelbrook and Sough is a Neighbourhood Plan area located in the borough of Pendle, Lancashire. The Neighbourhood
Area (NA) boundary matches the civil parish boundary and was designated in 2017.

2. The proposed Neighbourhood Plan period starts in 2015 and extends to 2035, therefore comprising a planning period
of 20 years.

3. The Parish of Kelbrook and Sough is comprised of the village of Kelbrook and the hamlet of Sough located in the heart
of the Pennines. It is situated approximately 14 km north of Burnley and approximately 10 km south west of Skipton.
The nearest train station is located in Colne which provides regular services to Preston. A number of bus routes service
the Parish, providing links to Preston, Skipton, Burnley and Barnoldswick.

4.  The aim of the Neighbourhood Plan is to retain the rural nature of the parish, to encourage a greater sense of community,
promote sustainable economic activity for current and future generations, as well as to retain the rural, farming traditions
of the area and encourage the protection of wildlife habitats and biodiversity.

5. The Census data used throughout this report is for the Kelbrook and Sough Parish, which is made up of three Output
Areas (OAs) — geographical units of analysis used in the Census. These are:

. E00172553;

. E00127921; and

. E00127918.
6. The statistics show that in the 2011 Census the Neighbourhood Plan area had a total of 1,008 residents.
7. A map of the Plan area appears below in Figure 2-1.

8. The neighbourhood planners are interested in exploring the need for Affordable Housing for sale (also known as
affordable home ownership) and are therefore eligible for support under the Affordable Housing for sale element of the
Neighbourhood Planning Technical Support programme. Analysis and commentary on this issue has been provided
where relevant and possible in the HNA.
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Figure 2-1: Map of the Kelbrook and Sough Neighbourhood Plan area
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2.2 Planning policy context

9. Inline with the Basic Conditions® of neighbourhood planning, Neighbourhood Development Plans (NDPs) are required
to be in general conformity with adopted strategic local policies.? Consequently, the relevant elements of the Local Plan
are reviewed as part of this Housing Needs Assessment (HNA).

10. Inthe case of Kelbrook and Sough, the relevant local planning context is as follows:

11. The Pendle Local Plan Part 1: Core Strategy was formally adopted at a meeting of the Full Council on Thursday 17th
December 20153, It represents the approach to managing development and growth in Pendle for the period 2011 to
2030. It is the first of two documents that will succeed the Replacement Pendle Local Plan 2001-2016, which was
adopted by Pendle Council in May 2006.

12. The Local Plan Part 2: Site Allocations and Development Policies, Preferred Options Report (February 2021) allocate

land for specific types of development or designate land for environmental protection. It also contains planning policies
which set out detailed requirements for new development and provide further guidance for officers determining
applications for planning permission*.

Table 2-2: Summary of Pendle Borough Council adopted policies having relevance to Kelbrook and Sough
Neighbourhood Plan Housing Needs Assessment®
Provisions

Policy Source

Local Plan Part 1: Core
Strategy 2011 - 2030

Kelbrook is identified as a Rural Service Centre, such areas
will provide the focus for growth in Rural Pendle.

Policy SDP 2 Spatial
Development Principles

Policy LIV 4 Affordable
Housing

Local Plan Part 1: Core
Strategy 2011 - 2030

The policy states that in Rural Pendle sites over 5 dwellings
should deliver 20% as affordable housing. In addition, the
following percentages should be used as a guide to
determine the tenure split of affordable housing, 30% social
rented tenure, 30% affordable rented tenure and 40%
intermediate tenure.

Local Plan Part 1: Core
Strategy 2011 - 2030

Policy LIV 5 Designing
Better Places to Live

The policy states that developers should use the following
type and size split as a guide to help design housing
schemes to meet the needs and aspirations of the people
living in Pendle: 25% as detached houses, 35% as semi-
detached houses, 10% as terraced, 10% as
flats/maisonettes and 20% as bungalows/elderly housing;
as well as 7.5% as 1 bed, 45% as 2 bed, 35% as 3 bed, and
12.5% as 4 or more bed house.

Policy LIV7 Housing Site Local Plan Part 2: Site This policy allocates one site for housing in the
Allocations Allocations and neighbourhood area for 83 dwellings. It is noted that the
Development Policies development should focus on 2-3 bedroom dwellings and
(Preferred Options Report, include 20% affordable housing.
February 2021)
Policy LIV9 Affordable Local Plan Part 2: Site The policy states that 10% of homes on sites of more than
Housing Allocations and 10 dwellings should be affordable. However, affordable
Development Policies housing in spatial areas no less than that sought by Local

(Preferred Options Report,

Plan Part 1 Policy LIV 4.

February 2021)
Source: Local Plan Part 1: Core Strategy 2011 — 2030

! Available at https://www.gov.uk/quidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum

2 However, this does not affect the potential for the evidence base underpinning the emerging local plan to inform or form part of the
evidence base for the neighbourhood plan.

3 Available at https://www.pendle.gov.uk/info/20072/planning_policies/275/development_plan_documents/2

4 Available at https://www.pendle.gov.uk/info/20072/planning_policies/275/development plan _documents/3

5 Note that only those policies considered relevant to this Housing Needs Assessment have been reviewed, and that the policies reviewed
may have been edited for relevance and/or clarity. As such, this summary of relevant policies should not be considered a full summary of
the Local Plan in question.
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2.2.1  Quantity of housing to provide

13.

14.

15.

16.

17.

18.

The NPPF 2019 requires, through paragraphs 65 and 66, Local Authorities to provide neighbourhood groups with a
definitive or an indicative number of houses to plan for over the Neighbourhood Plan period.

Pendle Borough Council has fulfilled that requirement by providing Kelbrook and Sough with an indicative figure of 64
dwellings to be accommodated within the Neighbourhood Plan area by the end of the Plan period.® The Local Plan Part
2 includes an allocation to deliver a slightly higher number of dwellings (83). Therefore, the Neighbourhood Plan does
not have a housing require to be delivered through the Plan.

Given that the NPPF requirement has already been fulfilled, the question of how many houses to plan for has been
answered. It is therefore outside the scope of this Housing Needs Assessment. The issue of quantity has been excluded
from the Research Questions (see Chapter 3 below).

Note that the Government’s August 2020 consultation proposals for ‘Changes to the current planning system’ include
a temporary measure to lift the small sites threshold. This would mean that on sites of up to 40 or 50 units, developers
would not need to contribute to Affordable Housing.” The purpose of this time-limited change (its duration is currently
unknown) is to support small housebuilders as the economy recovers from the impact of Covid-19.

It is important to note here because the housing requirement for Kelbrook and Sough is only marginally higher than
the number of dwellings that would need to be delivered on a single site in order for Affordable Housing contributions
to be required. It is therefore only likely that Affordable Housing will be built on normal development sites in the NA if
more than 40 or 50 dwellings are planned for any single site (while this temporary change applies).

When the temporary period ends, the Affordable Housing requirement in the NA will revert to the relevant adopted
Local Plan policy, which, in this case, requires Affordable Housing contributions on all sites delivering more than 5
dwellings. It is also important to note that this temporary change does not impact sites allocated solely for Affordable
Housing, or any Affordable Housing exception sites identified in the Local or Neighbourhood Plan. Finally, given that
the Kelbrook and Sough Neighbourhood Plan is yet to be made, it is possible that the temporary period will have
already elapsed by the time that it comes into force. The neighborhood planners are advised to take note of this
proposal as it evolves through the consultation process.

5 As confirmed in the inception call on 16/12/2020.
7 Available at: https://www.gov.uk/government/consultations/changes-to-the-current-planning-system.
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3. Approach
3.1 Research Questions

19.

20.

Research Questions, abbreviated to ‘RQ;’ are formulated at the start of the project through discussion with the
neighbourhood group. They serve to direct the research and provide the structure for the HNA.

The RQs relevant to this study, as discussed and agreed with Kelbrook and Sough, are set out below.

3.1.1  Tenure and Affordability

21.

22.

The neighbourhood planning group would like to understand the needs of the community for housing of varying tenures,
as well as the relative affordability of those tenures that should be provided to meet local need now and into the future.

This evidence will allow Kelbrook and Sough to establish the right conditions for new development to come forward that
is affordable, both in the broader sense of market housing attainable for first-time buyers, and as Affordable Housing
for those who may be currently priced out of the market.

RQ One: What quantity and tenures of Affordable Housing should be planned for over the Neighbourhood Plan
period?

3.1.2 Type and Size

23.

24,

The neighbourhood planning group is seeking to determine what size and type of housing would be best suited to the
local community. There are no specific housing issues as such. However, the Parish Council noted that there was a
slightly aging population and they would like to attract a slightly younger demographic. That said, there is generally a
good mix of housing, a feature which the Parish Council would like to retain. In addition, it was noted that the turnover
of housing is fairly infrequent.

The aim of this research question is to provide neighbourhood planners with evidence on the types and sizes needed
by the local community. This will help to shape future development so that it better reflects what residents need.

RQ Two: What type (terrace, semi, bungalows, flats and detached) and size (number of bedrooms) of housing
is appropriate for the Plan area over the Neighbourhood Plan period?
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3.2

Relevant Data

3.2.1  Local authority evidence base

25.

26.

It is appropriate for neighbourhood planners to refer to existing needs assessments prepared by the Local Planning
Authority (LPA) as a starting point. As Kelbrook and Sough Neighbourhood Area is located within Pendle Borough
Council’s planning area, we therefore turned to the relevant Strategic Housing Market Assessment (SHMA), which is
known as The Burnley and Pendle Strategic Housing Market Assessment (SHMA) 2013 and the Housing Needs Study
Update Report (HNS) 2014.

For the purpose of this HNA, data from Pendle Borough Council’s own evidence base to support their housing policies
has been considered applicable and relevant unless it conflicts with more locally specific and/or more recently-produced
evidence. The SHMA is relatively dated and this has been taken into account. The housing market evidence draws
upon a range of data including population and demographic projections, housing market transactions, and employment
scenarios. As such, it contains a number of points of relevance when determining housing need within the
Neighbourhood Plan area and has been referenced as appropriate.

3.2.2 Other relevant data

27.

In addition to the Pendle Borough Council evidence base, we have assessed other evidence to ensure our study is
robust for the purposes of developing policy at the NP level and is locally specific. This includes data from both Census
2001 and 2011, as well as from a wide range of other data sources, including:

o Land Registry data on prices paid for housing within the local market;

o Population and household projections produced by the Office of National Statistics (ONS);
o Information on current property asking prices, for housing for sale or rent, from home.co.uk;
o Valuation Office Agency (VOA) data on local housing stock by dwelling type;

o Neighbourhood-level survey and consultation work giving further detail. In the case of Kelbrook and Sough,
this comprises Kelbrook and Sough Neighbourhood Plan Residents Survey (August 2019).


http://home.co.uk/
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4.

RQ One: Tenure, Affordability and the Need for Affordable
Housing

RQ One : What Affordable Housing (eg social housing, affordable rented, shared ownership, intermediate
rented) and other market tenures should be planned for in the housing mix over the Neighbourhood Plan
period?

4.1 Introduction

28.

4.2

29.

30.

31.

4.3

32.

33.

This section examines the tenure of dwellings in the current stock and recent supply. It then considers the affordability
of housing within the area to local households. Drawing on existing evidence and AECOM’s estimates for the
neighbourhood area, this section quantifies the need for affordable housing within the NA. This includes Affordable
Housing for rent (typically social or affordable rents) and Affordable Housing to buy. The scale of need for these homes
can justify policies that guide new developments to provide Affordable Housing.®

Definitions

Tenure refers to the legal arrangements in place that enable a household to live in their home; it determines householder
rights and influences the level of payments to be made in return for these rights. Broadly speaking, tenure falls into two
categories, Affordable Housing and Market Housing, depending on whether the household benefits from a subsidy of
some sort to enable them to live in their home.

It is necessary at this stage of the study to make clear the distinction between Affordable Housing as planning
terminology and the colloquial meaning of the phrase. In the course of this study, we refer to Affordable Housing, with
capital letters, to denote those forms of housing tenure that fall within the definition of Affordable Housing set out in the
current NPPF: social rent, affordable rent, affordable private rent (brought forward by build to rent schemes), and forms
products designed to offer affordable routes to home ownership.®

The definition of Affordable Housing set out in the NPPF makes clear the Government’s commitment to home ownership
(broadening a definition which had previously referred only to social and intermediate housing to include a range of low-
cost housing opportunities for those aspiring to own a home). As part of this effort, the Government has recently
proposed to introduce First Homes to provide at least a 30% discount on new market housing for sale.'® However, the
NPPF and Homes England funding for Affordable Housing recognises the important role of affordable rent tenures for
those unable to afford home ownership.

Current tenure profile

The current tenure pattern is a key characteristic of the local neighbourhood area. Patterns of home ownership, private
renting and affordable/social renting reflect demographic characteristics including age (with older households more likely
to own their own homes), and patterns of income and wealth which influence whether households can afford to rent or
buy and whether they need subsidy to access housing. Table 4-1 below presents Census data from 2011; this table
shows the distribution of how households occupy their homes within Kelbrook and Sough, compared to the rest of
Pendle and England.

The vast majority of homes in Kelbrook and Sough are owned (82%), a far higher percentage than in Pendle and
nationally. This has resulted in a correspondingly lower proportion of rented homes both in social and private occupancy
compared to the wider geographies. In addition, there are no homes in shared ownership in the neighbourhood area.

8 PPG Paragraph: 021 Reference ID: 2a-021-20160401, available at https://www.gov.uk/guidance/housing-and-economic-development-
needs-assessments

® NPPF 2019.

10 The latest consultation proposals, published in August 2020, state that ‘The minimum discount for First Homes should be 30% from
market price which will be set by an independent registered valuer’ and ‘Local authorities will have discretion to increase the discount to
40% or 50%. This would need to be evidenced in the local plan making process.’


https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
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Table 4-1: Tenure (households) in Kelbrook and Sough, 2011
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Tenure Kelbrook and Sough Pendle England
Owned; total 81.7% 68.5% 63.3%
Shared ownership 0.0% 0.2% 0.8%
Social rented; total 4.8% 11.6% 17.7%
Private rented; total 12.6% 18.1% 16.8%

Sources: Census 2011, AECOM Calculations

34.

In Table 4-2, we note the changes in tenure during the intercensal period. The most significant change during this period
is the increase in private renting which has more than doubled (from 25 households to 57 households), and tends to
indicate the declining affordability of ownership. In addition, social renting has increased by a half, while home ownership
remained relatively stable. These trends are broadly seen at the wider geographies, apart from social renting which fell
at both the borough and national level whereas saw a fairly significant increase in the neighbourhood area. However,
this may be attributed to the small starting number of 15 social rented dwellings in 2001.

Table 4-2: Rates of tenure change in Kelbrook and Sough, 2001-2011

Tenure Kelbrook and Sough Pendle England
Owned; total -0.5% -5.0% -0.6%
Shared ownership 0.0% -1.4% 30.0%
Social rented; total 46.7% -4.9% -0.9%
Private rented; total 128.0% 115.4% 82.4%

Sources: Censuses 2001 and 2011, AECOM Calculations

4.4 Affordability

35. The following analysis considers house prices and rents in the neighbourhood area and whether these are affordable
to local households on the basis of their incomes or earnings. Poor or worsening affordability or homes to rent or buy
can indicate the need to provide Affordable Housing.

4.4.1 House prices

36. House prices provide an indication of the level of demand for homes within an area. The relationship between house
prices and incomes determines whether housing is affordable to local households and, to a large extent, what tenure,
type and size of home they occupy. Changes in affordability over time can indicate pressures in the housing market. As
such, it is useful for the evidence base for plans to examine trends in prices and consider what this reveals about the
local housing market.

37. Figure 4-1 on the following page looks at selected measures of house prices in Kelbrook and Sough. It shows that
house prices have remained relatively stable between 2010 and 2019, apart from a spike in mean prices in 2017.
Generally mean prices saw a 34% increase while lower quartile dwellings only appreciated by 10%.

38. The Annual Monitoring datal! stated that the mean property price in Pendle in 2016 was £86,796, in the same year the
mean property price in Kelbrook and Sough was £160,825. This demonstrates that in comparison to the wider borough
the mean house prices were almost double in the neighbourhood area. However, in comparison to national mean prices
properties in Kelbrook and Sough are approximately 30% cheaper.

39. PPG makes clear that lower-quartile house prices may be used as a benchmark for entry-level home prices.*? Entry-
level properties are typically those with one or two bedrooms — either flats or houses.

1 Available at: https://www.pendle.gov.uk/downloads/file/10540/2018 authority monitoring_report

12 See Paragraph: 021 Reference ID: 2a-021-20190220, available at hitps://www.gov.uk/guidance/housing-and-economic-development-
needs-assessments



https://www.pendle.gov.uk/downloads/file/10540/2018_authority_monitoring_report
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
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40.

Figure 4-1: House prices by quartile in Kelbrook and Sough between 2010 and 2019
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Source: Land Registry PPD

Table 4-3 below breaks down house prices by type of house, as recorded by Land Registry Price Paid Data (PPD). It
shows that detached dwellings have increased by the most at 81%, while semi-detached dwellings only saw a 3%
increase and terraced housing decreased in value. There is no data available for flats in the neighbourhood area as
there are only 6 in total and they may not have been sold over the past 10 years.

Table 4-3: House prices by type in Kelbrook and Sough, 2010-2019

‘ 2010 ‘ 2011 2012 ‘ 2013 ‘ 2014 ‘ 2015 ‘ 2016 Growth
£233 £206, | £256, | £286, | £246,10 | £375, | £306, | £422
Detached 333 000 |250 |250 |o 000 | 488 |e2s | 8L1%
Semi- £126, | £232, | £137, | £225, | £174, | €273, | £136,36 | £321, |£200, | £130, | ...
detached 500 |500 |000 |o000 |o042 |333 |3 543 | 000 | 500 2
Terraced £125, | £122, | £133, | £117, | £125, | £154, | £138,46 | £111, | £119, | £120, | o
600 |568 | 250 | o000 |500 |38 |9 550 | 357 | 492 A%
Flats
Al Tvpes £125, | £151, | £134, | £141, | £162, | £187, | £160,82 | £247, | £174, | £168, | ..
yp 857 | 629 |000 |625 |511 |050 |5 223 | o032 |513 9%

Source: Land Registry PPD

4.4.2 Income

41.

42.

Household incomes determine the ability of households to exercise choice in the housing market, and consequently
the level of need for affordable housing products. Two sources of data are used to examine household incomes in the
NA.

The first source is locally specific but limited to the average total household income and the median net annual
household income before housing costs (or take-home pay). This is the average household income estimates
published by ONS*® at the level of the Middle-layer Super Output Area (MSOA)*. In the case of Kelbrook and Sough
the MSOA most suitable for use as a proxy for the Neighbourhood Plan area boundary is Pendle 003. Further details

BAvailable at
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/incomeandwealth/bulletins/smallareamodelbasedi

ncomeestimates/financialyearending2016

14 An MSOA is a statistical area defined for Census purposes. For further information on MSOAs, see
https://www.ons.gov.uk/methodology/geography/ukgeographies/censusgeography



https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/incomeandwealth/bulletins/smallareamodelbasedincomeestimates/financialyearending2016
https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/incomeandwealth/bulletins/smallareamodelbasedincomeestimates/financialyearending2016
https://www.ons.gov.uk/methodology/geography/ukgeographies/censusgeography
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43.

44.

45.
46.

on the extent of this MSOA, including a map, and why it was selected as a proxy for the Neighbourhood Plan area,
are set out in Appendix A.

The average total household income before housing costs (equalised) across Pendle 003 in 2018 was £39,400. This
figure is typically used by mortgage lenders to assess a household’s ability to afford to borrow.*®

The second source of data is Lower Quartile (LQ) average earnings. This is helpful for understanding affordability
challenges among those with lower than average earnings. However, this data relates to individual earnings and whilst
this is an accurate representation of household incomes where households have one earner, it does not represent
household income where there are two people earning. It is also only available at the District level.

It is derived from ONS annual estimates of paid hours worked and earnings for UK employees to local authority level.

Pendle’s gross LQ earnings for 2019 was £15,605 per year. This is the LQ income before taxes (or benefits) for individual
earners and so only correlates with the measure of household incomes above for single-person households. To estimate
the income of LQ-earning households with two earners, the annual income is doubled, to £31,210.

4.4.3  Affordability Thresholds

47.

48.

49.

In order to gain a clearer understanding of local affordability, it is also useful to understand what levels of income are
required to afford different tenures. This is done using ‘affordability thresholds’. Purchase thresholds denote the standard
household income needed to access mortgage products, and income thresholds denote the maximum share of a
family’s income that should be spent on accommodation costs.

AECOM has determined thresholds for the income required to buy a home in the open market (average and entry-level
prices), and the income required to afford private rent and the range of Affordable Housing tenures as set out in NPPF.
These calculations are detailed in Appendix A. The key assumptions made in assessing the affordability of different
tenures are explained alongside the calculations, but it is worth noting here that we have assumed that the maximum
percentage of household income that should be spent on rent is 30% and that mortgage financing will be offered at a
maximum of 3.5 times household income.

Table 4-4 shows the cost of different tenures and the annual income required to support these costs within Kelbrook
and Sough. The income required column is the annual income needed to support ongoing housing costs, but does not
reflect the cost of a deposit (which we have assumed to be 10% of the value to be purchased) or the possibility that
households able to access market housing for purchase may already hold equity from an existing property.

15 Total annual household income is the sum of the gross income of every member of the household plus any income from benefits such as
Working Families Tax Credit.
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Table 4-4: Affordability thresholds in Kelbrook and Sough (income required, £)
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A Mortgage | gy | Imcome | AL Atf%%fgfgosn "[Q carnings

incomes? earner)? (2 earners)?
£39,400 £15,605 £31,210

Market Housing

NA Median House Price £109,350 - £31,243

LA New Build Mean House Price £168,464 £48,133

NA LQ/Entry-level House Price £85,275 - £24,364

Average Market Rent - £7,116 £23,720

Entry-level Market Rent - £5,976 £19,920

Affordable Home Ownership

Discounted Market Sale (-20%) £87,480 - £24,994

Discounted Market Sale (-30%) £76,545 - £21,870

Discounted Market Sale (-40%) £65,610 - £18,746

Discounted Market Sale (-50%) £54,675 - £15,621

Shared Ownership (50%) £54,675 £1,519 £20,684

Shared Ownership (25%) £2,278 £7,594 £15,404

Affordable Rented Housing

Affordable Rent (average) - £4,800 £19,200

Social Rent (average) - £3,884 £15,536

Source: AECOM Calculations

The income required to afford the different tenures is then benchmarked, in Figure 4-2 against the three measurements
of household income set out above. These are the average total household income for Pendle 003 at £39,400 and the
lower quartile gross earnings for Pendle for single-earners at £15,605 and dual-earning households at £31,210.

Taking into consideration the affordability thresholds set out above, it is apparent that the income required to buy an
average market home for sale is lower than what would be expected to be available to those on average household
incomes. The income required to buy an average entry-level home for sale is lower than the average income of those
on lower quartile dual earning household incomes yet higher than the average income of single earners on lower
quartiles incomes. In conclusion, housing for purchase on the open market is generally affordable to a majority of

The ability of those on lower quartile dual earnings to afford entry-level market rents, affordable rent and social rent
suggests that these tenures are adequate to meet the need of this group however, those on lower quartile single
earnings are only able to secure social rent therefore, demonstrating that the market is not meeting the needs of this

Government policy aimed at tackling the housing crisis continues to attach high priority on helping those on modest
incomes and others who are unable to afford market housing for purchase, such as younger buyers, to access affordable
routes towards homeownership'é. In the case of Kelbrook and Sough, the figure below suggests that any of the
intermediate tenures will help to implement this policy goal locally, all housing tenures other than new build are
accessible to those on median incomes. This demonstrates the affordability of the area.

50.
51.
households.
52.
group.
53.
54.

Table 4-4 shows that households with incomes between £19,920 and £24,364 are able to rent in the market but unable
to buy. These households may need affordable home ownership options, but there may also be potential to
accommodate lower earners as well. There are a range of affordable routes to home ownership tenures, i.e. those

16 See the White Paper ‘Fixing Our Broken Housing Market’, at
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment _data/file/590464/Fixing_our_broken housing ma

rket - print ready version.pdf



https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/590464/Fixing_our_broken_housing_market_-_print_ready_version.pdf
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aimed at households unable to afford to buy in the market. With regard to these products and the discounts required,
the following observations can be made:

No discount is required on the average market sale price to enable households on average incomes to afford to
buy.

Whether discounted market sale is affordable will depend whether properties are priced in relation to average,
new build or entry level homes so developers will view discounts differently. New build homes are often more
expensive than properties for sale in the second-hand stock. For Kelbrook new build prices from Pendle have
been used to provide robust data, a 18% discount would be required on these prices for those on median
incomes to afford this tenure. This is well within the government envisaged 30% discount on First Homes.

All intermediate housing is available to those on median incomes, the most affordable tenures are shared
ownership (25%) and discounted market housing at 50%. These tenures would also extend home ownership to
lower quartile single earners.

Discounted market sale homes may be unviable to develop if the discounted price is close to (or below) build
costs. Build costs vary across the country but as an illustration, the build cost for a 2 bedroom home (assuming
70 sq m and a build cost of £1,500 per sq m) would be around £105,000.17 This cost excludes any land value or
developer profit. It is possible that this could be an issue in the NA, so the viability of these options should be
monitored and discussed with the LPA.

The Government’s proposed First Homes product would provide a minimum discount of 30% on new homes.
New build prices are not available at the neighbourhood level because the number of transactions is too low.
However, median average prices provide a reasonable proxy for the price of new homes. In (Kelbrook and
Sough) a 30% discount on average prices would be sufficient to extend home ownership to households on
average incomes. Median average prices are affordable to those on average incomes without any discount.

The income required to access Rent to Buy is the same as that required to afford market rents. The income
required to access this tenure is £23,720, making it an affordable route to both those on average incomes and
dual earners on lower quartile incomes.

There is a limitation of the Neighbourhood Plan and neighbourhood group to control or influence level of discount
achieved on market sale properties but the LPA should have a role here.

55. The latest Government consultation on ‘Changes to the current planning system’® proposes that Local Authorities will
have discretion to increase the discount on First Homes to 40% or 50%, but that this would need to be evidenced in
the Local Plan making process. Though it is expected that the decision to require a higher discount and the evidence
supporting it would be undertaken at district- or borough-wide level, the evidence presented in this HNA may be
helpful in advancing that discussion. The evidence gathered here suggests that seeking the highest possible
discounts is not justified in Kelbrook and Sough as average and entry level sales are affordable before any discount is
applied and new build sale is affordable with a discount of only 18%, as shown in Table 4-5.

Table 4-5: % Discount on Sale Price Required for Households on Mean Incomes to Afford

Mean household income in NA: £39,400

Tenure/ product: Discount on sale price required:
- Market sale (Average) Not required

- New build market sale (Average for LA) 18%

- Entry level sale (LQ) Not required

Source: Land Registry PPD; ONS MSOA total household income

7 This estimate is included for illustration purposes. £1,500 build cost per sq m is a reasonable estimate of current costs (mid 2020); 70 sq
m for a 2 bedroom property is consistent with the Government’s Nationally Described Space Standards

18 Available at: https://www.gov.uk/government/consultations/changes-to-the-current-planning-system.
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Figure 4-2: Affordability thresholds in Kelbrook and Sough (income required, £)
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4.5

56.

57.

58.

59.

60.

Affordable housing- quantity needed

The starting point for understanding the need for affordable housing in Kelbrook and Sough is the relevant Strategic
Housing Market Assessment (SHMA). A SHMA was undertaken for Burnley and Pendle in 2013 with an update in 2014.
This study estimates the need for affordable housing in the District based on analysis of the Council’s waiting list and
analysis of other data sets in line with Planning Practice Guidance at the time. The SHMA identifies the need for 672
additional affordable homes each year in Pendle as a whole. This need is largely for social/affordable rent as it relates
to households who live in unsuitable housing and who cannot afford to access market rents. A small proportion of these
households may be able to afford shared ownership because in some cases it is more affordable than market rents,
especially when available at a share of 25%.

When the SHMA figures are pro-rated to Kelbrook and Sough based on its fair share of the population (1.13% of
Pendle’s population), this equates to 8 homes per annum (predominately for social/affordable rent) or 160 homes over
the Neighbourhood Plan period 2015-2035.

However, pro-rating District level estimates of affordable housing need to rural areas presents problems in practice. The
District level figures are likely to represent higher needs in the urban areas of the District where there is a large social
housing stock and larger numbers of households living in the PRS on housing benefit. Both of these factors tend to
generate higher needs. By contrast, in rural villages like Kelbrook and Sough the lack of social housing means there is
no need generated from households already living in the sector. Similarly, households who may need social housing
often move away to areas where their needs are more likely to be met (either because there is social housing available
or more private rented housing). This means it is difficult to identify need for social/affordable rented housing within
Kelbrook.

Given the SHMA may be considered quite outdated and the LPA have provided detailed social housing waiting list data,
we have used our own calculation to estimate potential need for socially rented housing in the neighbourhood area.

In Table 4-5: Estimate of the potential demand for affordable housing in Kelbrook and Sough.

Table 4-5 Estimate of the potential demand for affordable housing for rent in Kelbrook and Sough

Stage and Step in Calculation Total Description

STAGE 1: CURRENT NEED

1.1 Current households in need 101.0 | active applicants interested in Kelbrook area that are

Latest waiting list data provided by LPA, includes

within Priority Band 1 and 2.

1.2 Per annum 5.1 1.1 divided by the plan period 2015-2035

STAGE 2: NEWLY ARISING NEED

MHCLG 2014-based household projections for the LA

2.1 New household formation 24.3 | between start and end of plan period. % increase
applied to NA

2.2 Proportion of new households unable to rent in the 32.7 | (1.1 +2.2.1+ 2.2.2) divided by number of households

market % in NA

2.2.1 Current number of social renters in NA 22 2011 Census

2.2.2 Number of private renters on housing benefits 32 Housing benefit caseload May 2018. Pro rata for NA.

2.3 New households unable to rent 8 21*22

2.4 Per annum 0.4 | 2.3 divided by plan period 2015-2035

STAGE 3: SUPPLY OF AFFORDABLE HOUSING

3.1 Supply of social/affordable re-lets (including
transfers) %

5% | Assumed proportion of stock re-let each year

3.2 Supply of social/affordable re-lets (including
transfers)

1.1 | 3.1 x NA social rented stock (2.2.1)

NET SHORTFALL (OR SURPLUS) OF RENTED UNITS PER ANNUM

Overall shortfall (or surplus) per annum ‘ 4.3 ‘ 12+24-32




AECOM 23

Kelbrook and Sough Neighbourhood Plan Housing Needs
Assessment

61. The table shows that there are currently about 101 households who want to live in Kelbrook and Sough who are unable
to access affordable rented homes suitable to their needs. The table also suggests that, over the Plan period, 4.3
additional households in the Neighbourhood Plan area will fall into need per annum, producing total need for affordable
rented homes of 80. This is still likely higher than the actual need arising from residents in Kelbrook and Sough as the
waiting list data includes households who stated they would like to live in Kelbrook rather than the need generated from
those who already live in Kelbrook and Sough. However, the total has been reduced by only including the higher priority
bands, and this is likely a more reflective estimate of need compared to the higher figure generated from pro-rating the
SHMA.

62. Table 4-6 estimates potential demand for affordable home ownership products within Kelbrook and Sough. This
estimate broadly counts households living in the private rented sector (PRS) who are not on housing benefit and new
households likely to form over the plan period who are likely to enter the private rented sector (but not require housing
benefit). The model aims to estimate the number of households who can rent but can’t buy on the basis of their
incomes. There may be other barriers to these households accessing home ownership on the open market, including
being unable to save for a deposit, or being unable to afford a home of the right type/size or in the right location. The
model discounts 25% of these households, assuming a proportion will be renting out of choice. This leaves around 2
households per annum who may be interested in affordable home ownership (36 over the plan period).

Table 4-6 Estimate of the potential demand for affordable housing for sale in Kelbrook and Sough

Stage and Step in Calculation | Total | Description

STAGELICURRENTNEED

1.1 Current number of renters in NA 69.5 Census 2011 number of renters x national % increase to 2018

1.2P h i . . . .
ercentage renters on housing % of renters in 2018 on housing benefit (based on LA proportion)

benefit in LA 34.4%
1.3 Number of renters on housing
benefits in NA 23.9 11x1.2

Current renters minus those on HB and minus 25% assumed to

1.4 Current need (households) 34.2 | rent by choice

1.5 Per annum 17 1.4/ plan period

STAGE 2: NEWLY ARISING NEED

LA household projections for plan period (2014 based) pro rated

2.1 New household formation 243 | to NA

2.2 % of households unable to buy but

able to rent 7 2% Current % of households in PRS

2.3 Total newly arising need 18 21x22

2.4 Total newly arising need per annum 2.3/ plan period

0.1
STAGE 3: SUPPLY OF AFFORDABLE HOUSING

Number of shared ownership homes in NA (Census 2011 + new

3.1 Supply of affordable housing 0.1 | build to 2018/19)

3.2 Supply - intermediate resales 3.1 x 5% (assume rate of re-sale)

0.0

NET SHORTFALL (OR SURPLUS) PER ANNUM
Shortfall (per annum) Shortfall = (Step 1.5 + Step 2.4) - 3.2

Source: AECOM model, using Census 2011, English Housing Survey 2018, CLG 2014 based household projections and net
additions to affordable housing stock. Figures may not sum due to rounding.

63. Itis important to keep in mind that the households identified in the estimate in Figure 4-4 are, by and large, adequately
housed in the private rented sector. They do not lack their own housing but would prefer to buy rather than rent.

64. There is no policy or legal obligation on the part either of the Local Authority or neighbourhood planners to meet
affordable housing needs in full, either within or outside the Neighbourhood Plan area, though there are tools available
to neighbourhood planners that can help ensure that it is met to a greater extent if resources permit (eg the ability to
allocate sites for affordable housing).
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65.

66.

67.

It is also important to remember that even after the Kelbrook and Sough, or indeed any other, Neighbourhood Plan is
adopted, the assessment of need for Affordable Housing, the allocation of affordable rented housing to those in need
and the management of the housing waiting list all remain the responsibility of the local authority rather than
neighbourhood planners.

In this sense, it must be acknowledged that neighbourhood plans are by their nature relatively constrained in terms of
the extent to which they can meet affordable housing need, unless there is a specific policy on the housing supply-
side (e.g. the identification of one or more housing exception sites over and above those required by the Local Plan).

Interestingly, however, the Kelbrook and Sough Neighbourhood Plan Residents Survey (August 2019) shows that the
majority of residents in Kelbrook and Sough do not think new housing, including affordable homes are required in the
Parish. Figure 4-5 illustrates that while there is a mixed view, it is fairly clear that the majority of residents think that
affordable housing is not needed. This will be critical evidence to support any potential housing policy in the
Neighbourhood Plan.
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Figure 4-5 Residents Survey Results on Housing
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45.1  Affordable Housing Policies in Kelbrook and Sough

68.

69.

70.

71.

72.

73.

The Neighbourhood Plan may wish to develop policies in relation to the delivery of Affordable Housing within Kelbrook
and Sough. Pendle’s Local Plan policy in relation to Affordable Housing delivery requires 20% of all new homes on
sites of 5 dwellings or more to be delivered as Affordable Housing in Policy LIV 4. This policy would apply in Kelbrook
and Sough, subject to sites coming forward for development with 5 or more dwellings.

Note, however, that the Government’s August 2020 consultation proposals for ‘Changes to the current planning
system’ include a temporary measure to lift the small sites threshold. This would mean that developers would not
need to contribute to Affordable Housing on sites of up to 40 or 50 units. This represents a significant increase on the
threshold sought in the Local Plan (cited above), and therefore may reduce the delivery of Affordable Housing on
normal development sites during the temporary period in which it applies.

It is expected that this temporary period will be short (if it does in fact go forward) and, being introduced to combat the
economic impacts of Covid-19 on small builders, may have already elapsed by the time the Neighbourhood Plan is
made. Nevertheless, it could have an impact on Affordable Housing delivery in the short term, and warrants the
attention of the neighborhood planners as the Government consultation proceeds. For more detail on this proposal in
relation to the overall quantity of housing expected in the NA during the Plan period and a link to the consultation
document, see the ‘Quantity of housing to provide’ section at the start of this report (section 2.2.3).

Table 4-8 at the end of this chapter estimates the number of affordable homes likely to come forward based on the
overall housing requirement for the NA and the application of affordable housing policies.

On small scale developments, such as those expected to come forward over the plan period, only small numbers of
affordable homes are likely to be delivered through the application of this policy. For this reason, the neighbourhood
group may wish to consider identifying sites specifically for the provision of affordable housing. This would enable
more substantial provision of Affordable Housing, and could also act as a suitable way forward if the Government’s
proposal to temporarily lift the small sites Affordable Housing threshold is likely to have a significant impact on
provision in the NA.

The neighbourhood group may wish to develop policies on the mix of Affordable Housing delivered in Kelbrook and
Sough. It is not the role of the HNA to develop policy, as there are a wider set of factors which apply and need to be
considered by the neighbourhood planners. However, the following evidence and considerations may be used as a
starting point in the development of policy. On the balance of the evidence in this HNA, AECOM set out a judgement
on the starting point for an appropriate tenure mix in Kelbrook and Sough.

A. Evidence of need for Affordable Housing: AECOM'’s estimate of the potential demand for affordable
home ownership options suggest there may be a need for these homes in Kelbrook and Sough to address
the aspirations of households who can rent but can’t buy. AECOM'’s estimate identified the potential demand
for 36 homes over the plan period. If Kelbrook and Sough was to meet its need for social/affordable rented
housing this would imply approximately 80 homes over the plan period. The relationship between these two
estimates suggests that there is greater requirement to deliver for more acute needs in the form of socially
rented homes than the potential demand for intermediate homes.

B. Can Affordable Housing needs be met in full? The housing requirement figure (HRF) for Kelbrook and
Sough is 64 (although the emerging Plan has an allocation for 83 dwellings)*®. This level of housing delivery
would not allow affordable housing needs to be met in full. Therefore, it is unlikely that sufficient Affordable
Housing will be delivered over the plan period to meet identified needs. If the emerging allocation did not
come forward in its current form, and if the majority of NA’'s HRF came forward in the form of small infill
developments, those schemes may not be large enough to meet the threshold of 5 dwellings, above which
the Affordable Housing policy applies. If that is the case, the potential delivery of Affordable Housing is likely
to be lower still. This suggests some form of prioritisation will be required. In most cases, Councils will wish
to prioritise the delivery of social/affordable rented homes to meet acute needs. However, considerations
can differ in rural areas and subject to other considerations.

C. Government policy (eg NPPF) requirements: current NPPF policy requires 10% of all homes to be
delivered for affordable home ownership. There can be exceptions to this requirement if it would prevent the
delivery of other forms of Affordable Housing. Based on the findings of this HNA there is evidence that going

19 As discussed in the Chapter 3, this requirement figure is subject to change upon the LPA implementing the new standard methodology.



AECOM 27

Kelbrook and Sough Neighbourhood Plan Housing Needs
Assessment

beyond the 10% threshold in Kelbrook and Sough would prejudice the provision of much needed affordable
rented homes.

Emerging policy: the Government is currently consulting on the introduction of First Homes (to provide at
least 30% discount on new build home prices). The most recent consultation outlines the Government’s
intention to require that a minimum of 25% of all Affordable Housing secured through developer
contributions should be first homes.?° The outcome of this consultation and the policy which emerges may
shape the provision of different forms of Affordable Housing on new development sites, and the
neighbourhood group will need to keep this emerging policy in mind when developing its Neighbourhood
Plan policies.

The August 2020 proposals relating to First Homes convey the Government’s intention to require that 25%
of all Affordable Housing is delivered as First Homes. The 25% First Homes requirement is likely to displace
other affordable home ownership products in the first instance. Those affordable home ownership products
providing the lowest discount should be displaced first. However, affordable rented products may also be
affected depending on the tenure mix sought (i.e. if more than 75% of affordable housing is intended as
affordable rent, this would need to be reduced to a maximum of 75% affordable rent so that First Homes can
constitute 25% of all affordable housing).

The August 2020 proposals also present options on how the make-up of the tenure mix of the remaining
75% of affordable housing is determined, with one option to maintain as far as possible the affordable
rented proportions in the local plan, while a second option would allow greater flexibility. It is unknown at this
time which option will be pursued.

D. Local Plan policy: Pendle’s adopted Local Plan requires an affordable tenure mix of 60% rented and 40%
intermediate housing. The August 2020 proposals relating to First Homes convey the Government’s
intention to require that 25% of all Affordable Housing is delivered as First Homes. However, as noted in the
Annual Monitoring Report (2018)?! all affordable homes delivered in 2017/18 were affordable rented
dwellings. This demonstrates that intermediate tenure has not be delivered at the level of policy
requirement.

E. Viability: HNAs cannot take into consideration the factors which affect viability in the neighbourhood area or
at the site specific level. Viability issues are recognised in the Council’s adopted Local Plan and it is
acknowledged that this may affect the provision of affordable housing and/or the mix of tenures provided.

F. Funding: the availability of funding to support the delivery of different forms of Affordable Housing may also
influence what it is appropriate to provide at a particular point in time or on any one site. The neighbourhood
group may wish to keep this in mind so that it can take up any opportunities to secure funding if they
become available.

G. Existing tenure mix in Kelbrook and Sough: Evidence suggests there is limited affordable housing
(either to rent or for sale) within the NA at present, with only 22 dwellings occupied as social rent and no
dwellings in intermediate tenure. This suggests that some provision of Affordable Housing would offer a
wider choice of homes for local residents and, importantly, may allow those on lower incomes including
newly forming households and younger families to remain in or move to the area.

H. Views of registered providers: It is not within the scope of this HNA to investigate whether it would be
viable for housing associations (registered providers) to deliver and manage affordable rented homes in this
area. Some housing associations may be reluctant to take on small numbers of homes in rural areas
because of the extra cost involved in managing this stock. However, there may be specialist providers who
are willing to provide this housing and so the delivery of social/affordable rented homes should not be ruled
out if it is an objective of the neighbourhood group and supported by the Council.

I.  Wider policy objectives: The neighbourhood group may wish to take account of broader policy objectives
for Kelbrook and Sough and/or the wider District. These could include, but are not restricted to, policies to

2The original proposals are available at:

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachm