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3.2

INTRODUCTION

This update to the Housing Technical Paper takes account of more recent evidence and
information requests from the Inspector following the stage 1 hearings into the Local Plan in
June/July 2019. The next round of hearings is anticipated to be around the end of the
monitoring year but if they take place much beyond this period a further update will be due.

This technical paper provides more detailed information in relation to the Housing
components of the Local Plan than is appropriate for inclusion in the Plan itself and will assist
readers in understanding the evidence underpinning the Plan. In some cases the evidence
comes from specific studies and whilst the contents of these are not repeated here they are
referenced and summary comments provided as appropriate.

CALDERDALE’S HOUSING MARKET AREA

The Strategic Housing Market Assessment (SHMA)' and subsequent update® found that
Calderdale functions as a self-contained housing market area (HMA), although there are
important connections with other authorities. A review of housing market area definitions by
neighbouring authorities identified limited overlap with Calderdale, with the majority
considering themselves to operate in a relatively self-contained housing market. Furthermore,
it is clear from joint working with neighbouring local authorities that they face similar
challenges in meeting their own housing needs making any additional provision not
achievable. Further research in 2016 by the Centre for Urban and Regional Development
Studies (CURDS) at Newcastle University, examining Housing Market Areas (HMAs) across the
Leeds City Region, confirmed the conclusions of the SHMA with this study also establishing
Calderdale as a single HMA®.

THE HOUSING REQUIREMENT

The publication version of the Local Plan contained a housing requirement figure of 12,600
dwellings (840dpa) for the period 2018/19 to 2032/33 and was produced using the
Government’s Standard Method. This covers a 15 year period as required by NPPF 2012 under
which the Local Plan was prepared.

Following debate at the Stage 1 examination hearings on this matter, and subsequent receipt
of the Inspector’s Letter, further work was commissioned from Turley* to explore the
appropriate housing requirement figure for Calderdale. This research concluded that the
housing requirement figure for Calderdale is 15,600 dwellings (1,040 dpa) taking into account
all relevant factors including both household growth and the economic aspirations of the
district. This figure is a net figure since no allowance was made for improvements in vacancy
levels or for losses (changes of use and demolitions). These factors are reflected in the
calculation of the annual five year housing land supply requirement.

! Shaping the Housing Future of Calderdale — Strategic Housing Market Assessment, Turley, November 2015

2 Updated Review of Objectively Assessed Housing Needs in Calderdale, Strategic Housing Market Assessment, Turley,
May 2018

® Leeds City Region Housing Market Areas, CURDS, Interim Report, February 2016 (unpublished)

4 Modelling the economic implications of the proposed housing requirement, Turley, 2019
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The Council, having regard to the uncertainty around economic growth further into the Local
Plan period, coupled with the requirement in the NPPF to review the Local Plan every 5 years,
has adopted an overall housing requirement figure of 14,950 dwellings for the period 2018/19
to 2032/33. This is based on 1,040 pa for the first 10 years of the Plan period in line with
Turley’s policy-on plus transport growth’ scenario and 910 for the subsequent 5 years in line
with Turley’s ‘baseline growth’ scenario. This equates to an average annual requirement of
997 dpa.

SCALE OF HOUSING GROWTH

The relevant housing requirement figure prior to the current figure discussed above was
contained in the RSS until it was revoked in February 2013. Over the period of the RSS, the
level of net housing completions had both exceeded and fallen short of the figure in individual
years (due to the depressed state of the housing market towards the last years of RSS), but
overall exceeded the housing requirement figure as shown in Table 1.

Table 1: Level of Net Housing Completions Compared to RSS

Year Net Completions RSS Figure Relationship to RSS
2004/05 828 500 328
2005/06 1182 500 682
2006/07 1372 500 872
2007/08 1349 500 849
2008/09 709 670 39
2009/10 707 670 37
2010/11 486 670 -184
2011/12 498 670 -172
2012/13 516 670 -154
Sub Total 7647 5350 +2297
RSS Revoked February 2013
2013/14 357 670 -313
2014/15 316 670 -354
2015/16 353 670 -317
2016/17 309 670 -361
2017/18 294 670 -376
2018/19 555 670 -115
Sub Total 2184 4020 -1836
Total 9831 9370 +461

Source: HLA March 2019 /HFRS Returns/Authority Monitoring Report

In order to set the housing requirement figure in context and demonstrate the extent to which
it represents a significant increase in housing in the Local Plan compared to the Replacement
Calderdale UDP and RSS, as well as recent completion rates, the table below shows the
housing requirement of each plan since the RCUDP was adopted in 2006.



Table 2: Housing Requirement of Development Plans since 2006

Development Plan

Housing Requirement
(pa)

Source

Replacement Calderdale Unitary
Development Plan (2006)

450

RSS (2004)

Regional Spatial Strategy (2008)

500 (2004-2008)
670 (2008-2022)

RSS (stepped)

LDF Core Strategy Preferred Options
(2012)

600 (2008-2015)
900 (2016-2029

Housing Requirement Report
2011

to Plan base date)

(670-999)
Local Plan Initial Draft 946 SHMA 2015
(1038 when adjusted (872-1169)

Local Plan Publication Draft

840

Local Housing Need

Revised Housing Requirement
following Stage 1 Hearings

997r. (2018 — 2033)

Cabinet decision 14th October
2019 based on “Modelling the
Economic Implications of the
Proposed Housing Requirement”
(Turley, August 2019)

4.3 Table 3 below shows the revised housing Requirement Figure following the stage 1 hearings

and subsequent Inspector’s letter.

Table 3: Local Plan Housing Requirement (Policy SD3)

Number
Average Annual housing requirement 997r.
Total Housing Requirement 2018/19 — 2032/33 14,950

Gross housing requirement - Demolitions and Vacancies

4.4  Further elements in determining the number of houses that may actually be required are the
number of demolitions and the vacancy rate which may prevail over the Plan period. They can
only ever be indicative as future demolition levels and vacancy rates are notoriously difficult
to predict when looking forward over the timeframe of a Local Plan. The figures used are
based on the best information available at the time to enable a gross requirement to provide
a context for the net requirement in terms of what may actually need to be built. Separate
calculations are usually employed in determining housing requirement figures due to the
uncertainty surrounding demolitions and vacancy rates. The SHMA only includes net figures, it
does not include a gross figure due to:

i Demolitions: There are no significant levels of demolition planned over the Plan
period. This is largely attributed to the fact that the Council is no longer a stock
holder. The Authority Monitoring Report records both gains and losses to the
housing stock enabling any losses to be offset against completions to ensure it is
the net gain to the overall housing stock that is recorded. No large scale
clearance programmes of privately owned housing are currently identified.

ii. Vacancy Rate: the 2015 SHMA illustrated that vacancy levels are relatively low
at 3.9% which is close to the accepted level and CLG target of 3% required to
enable normal market turnover. Any meaningful contribution from vacant




properties would have to come from long term empty properties with the 2015
SHMA showing that 1.8% of the total housing stock fell into this category having
been empty for more than 6 months. There are a range of problems associated
with returning these to the supply as documented in the Council’s Empty
Homes Strategy and reflected in the SHMA. For these reasons it is difficult to
quantify the contribution empty properties may make to delivering housing
over the plan period and therefore no contribution is assumed from this source.
The number of vacant dwellings is lower than the previous SHMA (2011) which
found the figure in 2010 to be 5.8%. There is therefore more limited scope to
increase the available housing stock by reducing the vacancy rate.

Should the position with regard to demolitions and vacancy levels change during the Plan
period this will be reflected through monitoring and the five year supply amended to reflect
any such changes. The residual approach to monitoring delivery is based on net completions
and therefore any losses are reflected in the lower levels of delivery used to calculate the 5
year housing land supply requirement. A similar approach to demolitions and vacancy rates
was taken with the Regional Spatial Strategy (RSS) due to the uncertainties associated with
future levels of demolition and vacancy.

Table: 4a Losses to the dwelling stock by year (Major)

Conversions/Changes

of Use of Dwellings Demolitions Total

to Other Uses
2001/02 10 105 115
2002/03 20 70 90
2003/04 0 150 150
2004/05 10 205 215
2005/06 20 35 55
2006/07 0 25 25
2007/08 0 44 44
2008/09 0 51 51
2009/10 0 0 0
2010/11 0 0 0
2011/12 16 0 16
2012/13 0 0 0
2013/14 0 34 34
2014/15 0 103 103
2015/16 0 0 0
2016/17 0 108 108
2017/18 16 83 99
2018/19 14 0 14
Sub Total 106 1013 1119

Table 4b: Losses to the dwelling stock by year (Minor)

Conversions/Changes
Year of Use of Dwellings Demolitions Total

to Other Uses
2001/02 0 0 0
2002/03 0 0 0




2003/04 5 0 5
2004/05 0 0 0
2005/06 0 0 0
2006/07 9 0 9
2007/08 5 0 5
2008/09 8 0 8
2009/10 0 3 3
2010/11 4 3 7
2011/12 0 7 7
2012/13 0 5 5
2013/14 0 0 0
2014/15 0 0 0
2015/16 1 2 3
2016/17 0 0 0
2017/18 0 0 0
2018/19 0 8 8
Sub Total 32 28 60
Table 4c: Losses to the dwelling stock by year (All)
Conversions/Changes
Year of Use of Dwellings Demolitions Total
to Other Uses
2001/02 10 105 115
2002/03 20 70 90
2003/04 5 150 155
2004/05 10 205 215
2005/06 20 35 55
2006/07 9 25 34
2007/08 5 44 49
2008/09 8 51 59
2009/10 0 3 3
2010/11 4 3 7
2011/12 16 7 23
2012/13 0 5 5
2013/14 0 34 34
2014/15 0 103 103
2015/16 1 2 3
2016/17 0 108 108
2017/18 16 83 99
2018/19 14 8 22
Sub Total 138 1041 1179

PREVIOUSLY DEVELOPED (BROWNFIELD) LAND

Table 5 shows that levels of housing achieved on previously developed land since the start of
the RCUDP plan period in 2001 have largely been above the target of around 85% in Policy
GH2. Over more recent years (since 2013/14) the level has begun to fall away, more than
likely as a result of the success of the brownfield policy of the RCUDP and the declining supply

of deliverable brownfield sites.




5.2 The Core Strategy Preferred Options document included a target of 55% for the proportion of
new housing built on brownfield land or arising through the conversion of existing buildings.
This target was largely based on analysis of the SHLAA data current at the time and reflected
extant planning permissions, expected contributions from windfall sites (predominantly
brownfield) and the fact that parts of the older urban areas would benefit from regeneration
during the plan period.

Table 5: Proportion of housing completions on Brownfield land
Brownfield Greenfield
Year Total
Number % Number %
2001/02 361 63.7% 206 36.3% 567
2002/03 394 73.2% 144 26.8% 538
2003/04 570 77.3% 167 22.7% 737
2004/05 847 81.2% 196 18.8% 1043
2005/06 1114 90.1% 123 9.9% 1237
2006/07 1302 92.6% 104 7.4% 1406
2007/08 1345 96.2% 53 3.8% 1398
2008/09 744 96.9% 24 3.1% 768
2009/10 668 94.1% 42 5.9% 710
2010/11 473 95.9% 20 4.1% 493
2011/12 488 93.7% 33 6.3% 521
2012/13 446 85.6% 75 14.4% 521
2013/14 300 76.7% 91 23.3% 391
2014/15 334 79.7% 85 20.3% 419
2015/16 281 78.9% 75 21.1% 356
2016/17 336 80.6% 81 19.4% 417
2017/18 318 80.9% 75 19.1% 393
2018/19 462 81.2% 107 18.8% 569
Total 10,757 86.4 1,700 13.6 12,457
Source: HLA March 2019

5.3  For the Local Plan it is possible to be more precise about the contribution of brownfield land
since this document also includes the land allocations. Site size and density also influence the
relative proportions of brownfield and greenfield development. Many brownfield sites are in
locations where higher densities are more appropriate helping increase the proportion of
brownfield development. However, given the overall lack of brownfield land, the larger
greenfield allocations and particularly the garden suburb allocations reduce the overall
proportion of brownfield land. This is illustrated in Table 6 below.

Table 6: Sources of Housing Land showing Brownfield Contribution
Source g\?\;ellings Total !\Io. Proport.ion Notes
Brownfield Dwellings Brownfield %
i 2019 HL




The assumption has been
made that 100% of all

(Housing and
Mixed Use Sites &
Garden Suburbs) elements. This may differ

Windfalls 1283 1,283 100 windfall sites will be on
brownfield land.
Where sites are a mix of
brownfield and

Land Allocations greenfield, the split has

been calculated using the
2,112 11,512 18 .
proportions of GF/BF
from the actual areas
developed.

TOTAL 5,224 14,995 34.84%

5.4

5.5

Source: HLA 31% March 2019, Site Allocations Database 2019

Only a small proportion of the preferred new housing land allocations are on previously
developed land with the majority being greenfield, including the proposed settlement
extensions. A brownfield target is not included in the Local Plan. This does not mean that the
Council no longer has the aspiration of maximising the use of brownfield land, it simply
reflects the reality of the land allocations needed to deliver the scale of housing growth
planned for in the Local Plan. The Council will still encourage the effective use of land by
reusing land that has been previously developed (brownfield land), provided that it is not of
high environmental value. To this end, it has allocated brownfield sites which have been
assessed as currently unviable, as it is considered that the market will improve over the Plan
period, and the Council wants to maximise redevelopment of brownfield sites.

This is also being pursued through the maintenance of a Brownfield Land Register which
includes suitable brownfield sites for housing. Brownfield Land Registers can also be a vehicle
for granting permission in principle for new homes on suitable brownfield sites. The Council
will support development proposals for housing on brownfield sites, unless overriding
conflicts with the Local Plan or the National Planning Policy Framework can be demonstrated,
and cannot be mitigated. Indeed the Council has considered all sites over the allocation site
size threshold of 0.25ha, including brownfield sites, from the SHLAA in its assessment of
potential land allocations. The SHLAA has a site size threshold of 0.1ha and therefore already
goes beyond the Government’s threshold of 0.25ha for brownfield registers. It has also been
informed recently by a further ‘push’ through the long running Call for Sites.

SOURCES OF SUPPLY TO MEET THE HOUSING REQUIREMENT

The housing requirement is met through a range of sources of land supply. These are
summarised in Table 7 below (Table 6.2 in the Local Plan) with further detail provided in the
following sections. Key sources are extant planning permissions, the windfall allowance and
new land allocations, the first two of which were discussed at the Local Plan stage 1 hearings.




Table 7: Revised Housing Requirement and Sources of Supply (Local Plan Table 6.2)

Dwellings Notes

REQUIREMENT
Stepped Trajectory*:

Housing Requirement 2018/19 14,950 260 x 6 years
t0 2032/33 900 x 3 years
1482 x 6 years
(Annual Average 997)
SOURCES OF SUPPLY
Net Completions 18/19 (Year 1) 555 Gross completions less losses
2200 Housing Land Availability Database 31* March
Extant Planning Permissions ’ 2019. Overall discount/lapse rate 38% (Major
sites 54%, Small sites 10%).
Windfalls 1,283 159 unltsf Years4 &5 Wlth 96 units per year
for remainder of Plan period**
SUB TOTAL 4,038
Dwellings required on new land .
. 10,912 Overall requirement less sources of supply
allocations
Actual Allocations in Local Plan 11,512
Total Supply 15,550 Actual Allocations in LP + Sources of Supply
Buffer +600 Overall Requirement less Total Supply

*Figures do not sum to 14,950 due to rounding
** Figures are rounded (159.4 and 96.4)

6.2 Table 8 below shows the sources of supply in each of the Local Plan areas.

Table 8: Sources of Supply by Local Plan Area*

Local Plan Area New H?using PIann.ing Windfalls Total
Allocations Permissions**

Halifax 2993 815 591 4399
Brighouse 4900 271 151 5322
Elland 1601 162 176 1939
Sowerby Bridge 374 214 16 604
Hebden Bridge 60 176 24 260
Todmorden 348 304 128 780
Mytholmroyd 215 85 20 320
Northowram & Shelf 933 74 18 1025
Ripponden 88 174 159 421
TOTALS 11,512 2,275 1,283 15,070

* Future updates of this table will also include completions
**HLA 31" March 2019 — sites discounted on percentage basis included as location not known

Completions
6.3 The tables below show levels of delivery since 2001/02. Completions for 2018/19 (the most
recent monitoring year) represent the supply for Year 1 of the Local Plan Housing Trajectory.



Table 9 - Gross Completions 2001/02 — 2018/19

Year Conversions New Build Total
2001/02 149 418 567
2002/03 161 377 538
2003/04 247 490 737
2004/05 271 772 1043
2005/06 414 823 1237
2006/07 321 1085 1406
2007/08 411 987 1398
2008/09 188 580 768
2009/10 360 350 710
2010/11 182 311 493
2011/12 172 349 521
2012/13 108 413 521
2013/14 99 292 391
2014/15 175 244 419
2015/16 111 245 356
2016/17 153 264 417
2017/18 175 218 393
2018/19 251 326 577
Total 3948 8544 12492

Source: Housing Land Availability Database — March 2019

Table 10: Net Completions 2001/02 — 2018/19

Year Losses Completions

Conversions

& Changes of

Use Demolitions | Total Losses Gross Net

(Dwellings to

Other uses)
2001/02 10 105 115 567 452
2002/03 20 70 90 538 448
2003/04 5 150 155 737 582
2004/05 10 205 215 1043 828
2005/06 20 35 55 1237 1182
2006/07 9 25 34 1406 1372
2007/08 5 44 49 1398 1349
2008/09 8 51 59 768 709
2009/10 0 3 3 710 707
2010/11 4 3 7 493 486
2011/12 16 7 23 521 498
2012/13 0 5 5 521 516
2013/14 0 34 34 391 357
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2014/15 103 103 419 316
2015/16 1 2 3 356 353
2016/17 108 108 417 309
2017/18 16 83 99 393 294
2018/19 14 8 22 577 555
Total 138 1041 1179 12492 11313

Source: Housing Land Availability Database — March 2019

Extant Planning Permissions

The most recent annual extant planning permissions data has informed the Council’s updated
housing trajectory whilst the overall level of extant planning permissions over the last six years
is shown in Table 11 to provide context. A breakdown of the most recent annual data by type
of site and whether brownfield or greenfield is provided in Table 12.

Table 11: Extant Planning Permissions March 2014 to March 2019

HLA Update Ne.w Conversions/ Total
Build Change of Use
March 2014 2365 735 3100
March 2015 2289 745 3034
March 2016 2330 881 3211
March 2017 2020 884 2904
March 2018 2208 915 3123
March 2019 2644 974 3618
6 Year Average 2309 856 3165

Source: Housing Land Availability Database

Table 12: Extant Planning Permissions as at 31* March 2019

Brownfield Greenfield Total Dwellings
Number % Number %
New Build 2010 76 634 24 2644
Conversion 883 91 91 9 974
Total 2893 80 725 20 3618

Source: Housing Land Availability Database March 2019

Whilst overall there are in the order of 3,600 units with planning permission these have to be
assessed for their deliverability (permissions included in the 5 year supply) and developability
(permissions achievable in the remainder of the plan period) in accordance with the
definitions in Annex 2 to the National Planning Policy Framework 2019. Notwithstanding the
fact that the annual update of the Housing Land Availability Database was 31* March 2019,
given that this technical paper has been updated part way through the monitoring year
limited more recent information on completions or renewed progress on previously stalled
sites has been taken into account. The consequence is that the overall level of dwellings is
reduced as compensatory new sites have not been added. The next annual update will be
based on the Housing Land Availability data as at 31st March 2020. Allocations with planning
permission remain recorded as allocations for the purpose of the trajectory. Showing these as

10



6.6

6.7

sites with planning permission is often complicated for monitoring purposes since allocations
do not always progress as single land units.

In order to determine the sites that are either deliverable or developable several approaches
were taken:

e Circulation of a listing of all sites to the Council’s Development Management Section
with responses recorded against each site. Comments regarding knowledge about
activity on these sites, for example, whether they were aware that the applicant was
about to submit a Discharge of Condition application, or a revised planning application
helped to determine whether it was reasonable to suppose that activity would start or
restart on sites.

e A guestionnaire survey (see Appendix 6) was sent to all agents/owners/developers of
major sites (as defined in NPPF 2019, Annex 2) in August 2019. This resulted in 25
responses out of 97 survey forms sent out, equating to a response rate of approximately
25%.

e Ongoing site visits during the HLA update to check long term commencements (under
construction for 3 years or more).

e Statements of Deliverability for Council led schemes.

The Council also considered entering into Statements of Common Ground (SOCG) with
developers of major sites and sought an indication of developers’ willingness to enter into
such agreements through the survey of major sites. Of the responses received only six
developers/agents/landowners confirmed they wished to do so with three of these sites being
new build (largest 23 dwellings) and three being conversions (largest 42 units). A further
positive response was received to a site which is also an allocation (50 dwellings) and for
which the Council already holds information as part of the allocation selection process. Given
this position, together with the fact the revised Planning Practice Guidance (July 2019) (PPG)
does not make specific reference to statements of common ground as was the case in the
previous iteration of the PPG, the Council did not consider it a prudent use of resources to
pursue this approach further. In reaching this decision it also has regard to the conclusions
reached by the Inspector considering this issue in relation to housing land supply at Hutton
Cranswick (East Riding of Yorkshire Council)’. He concluded that there was no fundamental
difference between the way the council approached the collation of information (exchange of
correspondence and use of a proforma) and a slightly more formal SOCG.

Extant Planning Permissions - Major Sites (10 + homes/ 0.5ha or more)

6.8

Following the analysis of sites in accordance with the definitions in Annex 2 of the 2019 NPPF,
certain categories of site were excluded as summarised below:

1. Stalled sites based on evidence in the Housing Land Availability database.

2. Sites with outline permission for major development unless there was clear evidence they

would come forward. Where sites with outline permission were not due to lapse for some

> Appeal Ref: APP/E2001/W/18/3207411, Land to the south of Williamson Road, Hutton Cranswick, PJG Ware,
5" June 2019

11



time but there was no evidence the developer was proceeding towards a reserved matters
application they were excluded. In some cases the survey results demonstrated that a
reserved matters application was being worked up or had been submitted.

3. Long term commencements with only a few plots remaining where it was clear the site was
effectively built out and no further units would be completed.

4. Local Plan allocations with planning permission in order to avoid double counting as these
are recorded under allocations in the housing trajectory.

Extant planning permissions - Small sites (fewer than 10 dwellings)
6.9 Two approaches were taken to assessing this category of site:

1. Site by site assessment: The starting point was to follow the approach in Annex 2 to NPPF
2019 which states sites not involving major development and have planning permission
should be considered deliverable until permission expires unless there is clear evidence that
homes will not be delivered within five years. As the Inspector in the East Riding of Yorkshire
appeal (reference above) stated, there is no definition of what constitutes clear evidence of
future delivery. The Housing Land Availability Database specifically monitors long term
commencements (sites under construction for more than 3 years) to record progress and
help determine if sites are actually going to be built out and this information along with the
judgement and expertise of officers, including survey responses from the Development
Management Section, was used to determine whether sites be excluded and establish their
positioning in the housing trajectory. For example, sites made ‘live’ due to works in the past
but which will not be built were identified and discounted. In other cases sites which appear
to have stalled had obtained a new (and usually amended) permission. This site by site
approach resulted in a discount level of just over 4% for small sites.

2. Percentage Discount: Given that the level of discounting for small sites was less than the
10% figure commonly applied in practice, and in order not to overstate the contribution of
small sites with permission and potentially undermine the overall delivery of the housing
requirement a further discount of just over 5% was applied bringing the overall discount on
small sites to 10%. The Council recognises that this is going further than the definitions in
the NPPF 2019. It is however, consistent with a number of Section 78 appeal decisions,
notably Honeybourne®. In this case the Inspector referenced the Department of the
Environment Planning and Research Programme Paper “Housing Land Availability” by Roger
Tym and Partners, published in 1995. Whilst these findings are believed to relate to planning
permissions overall, as opposed to small sites, they provide a useful reference point.

6.10 The overall level of discounting of extant planning permissions is shown in Table 13 below
whilst Table 14 lists sites excluded from the supply of extant permissions. Appendix 4 shows
all sites with planning permission included in the overall housing supply with the totals for
each year reflected in the trajectory graph (Figure 1).

® Appeal Ref: APP/H1840/A/12/2171339, Honeybourne, H Stephens, 24" July 2012

12



Table 13: Summary of Discounting for Extant Planning Permissions

; All Discounted | Remaining %
UG Dwellings Dwellings Dwellings | Discount SYHLS
Major 2254 1223 1031 54.3% 977
Small: Site by Site Analysis 1299 55 1244 4.23%
Small: Additional 5.77% Discount 1299 75 1224 5.77%
Total Small 1299 130 1169 10% 1169
Overall Total 3553* 1353 2200 38% 2146

*Figure of 3,553 used for calculations as some data updated post March 2019 HLA Review following survey responses
(HLA March 2019 Figure 3,618)

Table 14: Extant Planning Permissions Discounted

HLA LT Remainin
Application Site Address Status . & Summary of Reason Discounted
Ref Capacity
Ref
Planning Permissions discounted from sources of supply
A Works, B R lled. No evi f activity. Onl
00190 05/00273 St .Aidans Works, Bacup Road, Change of Use 9 Stalled ' o evidence of activity. Only
Todmorden completion 2010.
00372 | 09/00314 | -ndrearof Raven Lodge, Full 2 Stalled
Wallis Street, Sowerby Bridge.
Land rear of Raven Lodge,
00385 09/00314 Wallis Street, Sowerby Bridge. Full 1 Stalled
Site of Ovenden Way Hotel,
00412 17/01508 Ovenden Way, Ovenden, Outline 21 Major Outline. No survey response.
Halifax.
Land east of Hullen Edge Hall, Under
00583 21/07/2009 Hullen Edge Lane, Elland. Construction ! Stalled
Adj 29 Hud Hill, Shelf,
00605 | 05/01626 djacent, 29 Hud Hill, Shelf, Under 1 Stalled
Halifax. Construction
00614 93/02544 LanFi off, Shelf Hall Lane, Shelf, Full 1 Bu‘llt. 1 remaining plot will not be
Halifax. built
00909 07/01435 Broomfield Avenue, Halifax. Full/u/c 4 Stalled
Former Heath School Yard, .
00960 90/02927 Linden Road, Halifax. Outline 7 Stalled
01090 | 06/01998/FuL | HOllY Bank Works, Rochdale Full 23 Stalled
Road, Greetland
01101 06/02309 Riverside Works, Stirn Bridge, Under . 3 stalled
Sowerby Bridge. Construction
Marsden Gate Farm, Marsden
01201 94/02651 Gate, Sowood, Halifax. Cc/uU 1 Stalled
01468 | 96/02062 | Adiacent, 69 WakefieldRoad, ) 2 Stalled
Hipperholme, Halifax.
Former Fenton Works,
01583 01/00775 Thornton Terrace, Halifax. /v ! Stalled
Land opposite, 25 Scar Head Under
17 482 1 Il
01708 06/0048 Road, Sowerby Bridge. Construction Stalled
Land rear of, 24 Holdsworth Under
01751 03/01860 Road, Holmfield, Halifax. Construction ! Stalled
1900 07/01317 | -and adjacent, Bryan Road, Full 5 Stalled
Elland.
i L
2567 07/02351 Jowler M_'”’ Jowler, Luddenden Conversion 4 Stalled
Foot, Halifax.
Land rear of 30 Cross Lees Under
02726 04/01508 Road, Todmorden Construction 24 Stalled
Adjacent Lower Swift Place, Bar | Under
292 2 1
02923 82/03093 Lane, Ripponden, Sowerby Construction Stalled
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Bridge.

Land off Brookfoot Lane,

03158 85/01579 Southowram, Halifax Outline 12 Major Outline - Unlikely to be built
03181 14/00218 Monoplas, Badger Lane, Outline 74 Ma?or Outline. DM comments are
Hipperholme, Halifax unlikely to progress.
03310 98/00518 Royd Quarry, Broc.)kfoot Lane, Outline 24 Major Outline. Unlikely to progress.
Southowram, Halifax.
03830 05/02008 Clough M.I”S, Halifax Road, Outline 20 Ma!or Outline. Survey response
Shelf, Halifax. unlikely to proceed
03835 12/00996 Land rear of, 40 T.he Hough, Under . 1 Stalled
Northowram, Halifax. Construction
Long Rigging Barn, Holme
3853 06/02493 House Lane, Luddenden, c/U 1 Stalled
Halifax.
03876 | 03/02348/Ful | SOroush Band Club, Wharf Full 60 Stalled
Street, Brighouse
The Ranch, New Road,
3878 16/00296 Holywell Green, Halifax. C/U 2 Stalled
The Maltings, Halifax Road, Stalled. No response. Assume last 2
03998 10/01342 Hipperholme, Halifax. Ful 2 will not be built.
Barn at, Grindlestone Bank, Under .
4023 08/00323 Mixenden, Halifax. Construction ! Built
4034 08/00663 Westroyd, 42 Victoria Road, Under . 1 Stalled
Elland. Construction
Grounds of Manor House Under
04117 14/01164 Nursing Home, 127 Wakefield . 1 Survey Response built.
. . . Construction
Road, Lightcliffe, Halifax.
4209 09/00670 | Grove Inn, Burnley Road, c/u 3 Stalled
Luddenden Foot, Halifax.
Former Engineering Works,
4512 17/00033 Turner Street, Ovenden, Outline 32 Stalled
Halifax.
Rear of Deanhurst Garage, St . Stalled. No survey response on
04582 14/01479 Giles Road, Lightcliffe, Halifax. Full/Outline 30 whether scheme will proceed
The Workshops, Hill Top Under
4612 1 7 ! ! 1 Il
6 0/00750 Hollins Lane, Sowerby Bridge. Construction Stalled
Site of 16 Grindlestone Bank, Under
4623 13/00105 Moor End Road, Halifax. Construction ! Stalled
New Yard Farm, Beestonley Under .
4649 18/00709 Lane, Stainland, Halifax. Construction 4 Built
Land adjacent Heald Wall Nook Under
4691 16/01319 Cottage, Scammonden Road, . 1 Built
. . Construction
Barkisland, Halifax.
Former Engine Room, Hollins Under
04857 16/00031 Mill, Rochdale Road, . 13 Survey states built.
Construction
Todmorden.
Land West Of Shaw Close, Under
4926 15/00772 Station Road, Holywell Green, . 1 Survey states built
Construction
Elland.
Harley Mill, Harley Street, . 14 Check DM comment on 2017 pp.
05202 14/00516 Todmorden. Outline Not in HLA. Emailed DO.
F D Hill
05214 17/00776 S;Ti?ag: arm, Doctor Hill Outline 13 .Major Outline. No survey response.
5334 18/00890 | Stones Cottage, Pudsey Road, | |, 2 Holiday Let
Todmorden.
The Old Woolcombers Mill, 14 Under .
05370 18/01237 Union Street South, Halifax. Construction 10 Survey states built
Planning Permissions discounted as included in land allocations source
Planning -
HLA Application LP Ref Site Address Status Remal'nmg Comments
Ref Ref Capacity
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Major Outline but

00997 16/00870 LP1425 Siddal Top Lane, Siddal, Halifax Outline 105 uncertainty over delivery
in short term.
01968 17/01343 LP1322 Former Salfo_rd Wo_rks, Bramston Full 65 Survey rfesponse states
Street, Rastrick, Brighouse. proceeding
Land at Junction of, Birkby Lane and Survey demonstrates will
02110 18/00017 LPO771 Bradford Road, Bailiff Bridge, Outline 41 come forward in 5 year
Brighouse. period.
Cinderhill Mill, Halifax Road survey demonstrates will
03391 12/01423 LP0O658 ! ! Outline 23 come forward in 5 year
Todmorden. .
period.
04228 16/00160 LPO164 Slte_ of High Level Works, Pellon Lane, Outline 34 Nq response/site specific
Halifax. evidence
Land adjacent to Holly Mount, 113 . Deliverable.
04651 16/00955 LP0964 Rochdale Road, Greetland, Halifax. Outline 14 18/01535/0UT pending
04817 17/01386 LP0964 Holly Mount, 1.13 Rochdale Road, Full 1 Cornerlof above
Greetland, Halifax. allocation
. Survey demonstrates will
04944 | 17/01234 | LP0234 Hebble Brook Business Park, Hays u/c 98 come forward in 5 year
Lane, Mixenden, Halifax. .
period
04977 | 17/01039 | LP0407 Z‘;’i:?anga" Mills, Mile Cross Road, Full 16 No survey response
DM response -
Land rear of and, 287 Willowfield Full Developers on site
27 18/0132 LP0287 1
050 8/01326 028 Road, Halifax. 0 July/Aug 2019 - active.
No survey response.
05118 18/00558 LP1609 Central Ironwor.ks, Claremount Road, u/c 46
Boothtown, Halifax.
05221 16/01381 LP1116 Land So'uth of Brooklar'1d5, Brighouse Outline 50 Survey rfasponse -
Road, Hipperholme, Brighouse. proceeding
Survey demonstrates will
05283 | 17/00045 | Lp119a | -3ndRear Of Exley ParkHotel, Park | i 11 come forward in 5 year
Lane, Siddal, Halifax. .
period.
LP0814/0 . ' Survey demons'trates will
05287 18/00310 315 Stannary Place, Halifax. Outline 100 come forward in 5 year
period.
. . Council project and
05297 | 17/01345 | Lp1esa | Church View Development Site, Outline 44 intend to deliver within 5
Church View, Sowerby Bridge.
years
- . Survey demonstrates will
05365 | 17/01556 | Lpos71 | Building North West Of Princess Full 100 come forward in 5 year
Works, Birds Royd Lane, Brighouse. .
period
Within Mixed Use
Allocation - pp 30.5% of
P Works, D
05390 | 18/00815 | LP0O509 erseverance Works, Dewsbury Outline 90 area. Original allocation

Road, Elland.

did not include
dwellings.

Windfall Sites
6.11 Windfall sites are sites which have not been specifically identified in the development plan’.
They normally comprise previously developed sites that have unexpectedly become available.
The NPPF states that an allowance can be made for windfall sites within the supply if there is

’ NPPF, 2019
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6.12

6.13

6.14

compelling evidence that they will provide a reliable source of supply. Planning Practice
Guidance also states that ‘local planning authorities have the ability to identify broad locations
in years 6-15, which could include a windfall allowance®.

The Council has prepared a note on its approach to including a windfall allowance in the Local
Plan; this can be found in Appendix 1 to this Technical Paper.

Windfalls have historically made an important contribution to the housing supply in
Calderdale. Since 2008/09, the average number of completions on all windfall sites
(irrespective of size) has been 308.5 units per annum. The number of completions has not
fallen below 100 units, even during periods of slow economic growth. However, more
recently, the number of completions have fallen on the larger (10+ sites), but the number of
completions on the smaller sites (0-9 units) have remained fairly consistent. This underlines
the important contribution of development on smaller sites and shows a continuation of the
historic trend in Calderdale of development generally taking place on smaller sites.

The windfall allowance has been calculated using trend data from housing completions on
small sites over the period 2008/09 — 2018/19. It is considered that the data is more accurate
because the Council is taking a more cautious approach to calculating the future windfall
allowance and is avoiding using data from periods of stronger economic growth. The Council
has also excluded completions on large windfall sites, although they could come forward in
the future. In addition to using more data from the later time period, the Council is using
completions data rather than planning permissions data. This gives a more accurate picture of
the planning permissions which have been implemented rather than just granted. This also
means that there is no need to apply a discount to factor in implementation rates.

Table 15: Windfall Allowances for the Local Plan

No.
Plan Period Assumptions Calculation | ypits
100% of historic delivery rate on Non-Exceptional 318.8

1-5Years . 159.4x 2
Sites for years 4 & 5 only

80% of historic delivery rates on Non-Exceptional
6 —10 Years Sites in Halifax, Brighouse, Elland, Ripponden and
Todmorden.

(120.5x5) | 482
x0.8

80% of historic delivery rates on Non-Exceptional
11 -15 Years Sites in Halifax, Brighouse, Elland, Ripponden and
Todmorden.

(120.5x5) | 482
x0.8

TOTAL 1,282.8

8 ppG, Paragraph: 24 Reference ID: 3-023-20190722
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6.15

6.16

6.17

New Land Allocations

Sufficient sites are allocated to deliver the revised housing requirement figure as shown in
Appendix 3. The “Site Allocations Methodology — Publication Draft” (2018)° together with the
note’® accompanying selection of additional sites to meet the revised housing requirement
figure comprehensively explains the methodology underpinning site selection. The overall
supply with the new land allocations provides a buffer of some 600 dwellings. This buffer was
originally greater but the residential capacity of a number of allocations has recently reduced
and these sites are shown in Table 16. It should be noted that some sites have actually been
completed and are/will be counted as completions in the trajectory.

Table 16: Local Plan allocations where residential capacity reduced since Local Plan
Publication Draft (August 2018)

Site Ref | Location Original | Amended | Reason
Capacity | Capacity

LPO075 Land at Laithe Croft Farm, 11 0 Historic England objection
Bowling Green, Stainland

LP0O759 Land off Belle Vue Rise, Shelf 10 - Built Year 1 (18/19)

LP1287 Northgate House, Halifax 40 0 No residential in scheme under
(Mixed Use Allocation) construction

LP 1229 | Near Royd, Ovenden 474 400 Further consideration of

constraints
LP0400 Birdcage Lane, Halifax 6 - Built

Mixed Use Sites: The level of information on mixed use sites varies and is constantly evolving.
At one extreme some sites are now coming forward solely for housing whilst others may not
include any housing at all. The current position will be reflected in Appendix 3 as it is updated.
To assist in meeting the revised housing requirement figure a further 200 units have been
attributed to 4 of the mixed use sites based on their size. These are LP0264, LP0289, LP1170
and LP1632. A study to verify the potential residential capacity of mixed use sites is to be
undertaken by consultants with the results feeding into the work on housing supply. This will
also clarify the actual densities of residential components.

Availability: The category ‘Part’ in the Availability column in Appendix 3 refers to the fact that
part of the site’s availability is not known, rather than not available. In some cases this may be
a small portion of the site not affecting the majority of the site coming forward. The mixed use
sites are recorded as availability ‘unknown’ but this is a generalisation as in some cases many
of the landowners are known. As there are often numerous landowners involved it can be
difficult to obtain complete coverage and this is an area in which the study on mixed use sites
will provide further information to help complete the picture of availability.

Base date: Whilst the overall base date for the update of housing supply is 31° March 2019,
and the supply figures relate to this date, where known, more recent information on the
allocations is included in Appendix 3.

? Site Allocations Assessment Methodology Statement, Calderdale MBC, 2018
%n preparation
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6.19

6.20

7.1

7.2

7.3

Empty Properties

As set out in the Calderdale Empty Homes Strategy 2014-2020, the number of empty
properties in the borough has been falling, with a decrease of 53% between December 2009
and January 2020. This demonstrates the success of the measures used to bring empty
properties back into use. The Empty Homes Strategy recognises that there is the possibility
that some properties may not be brought back into use and be demolished instead. The
residual properties as the numbers decrease are likely to be more challenging to bring back
into use.

At 15 January 2020, there were 1544 long term empty dwellings (defined as empty for 6
months or longer) in the Borough. In more general terms, the number of empty properties in
Calderdale is falling, and the Council through its Housing Service is actively pursuing initiatives
to bring these back into residential use. However, many such properties can be difficult to
bring back into residential use (as documented in the Council’s Empty Homes Strategy 2014-
2020 and reflected in the SHMA) and it is therefore difficult to quantify the contribution
empty properties may make to delivering housing over the plan period.

In just over three years (between November 2016 and January 2020), there was a reduction of
264 long term empty properties but projecting this rate forward cannot be done with any
certainty. Therefore, empty homes being brought back into use have not been included as a
source of supply in the Local Plan.

HOUSING TRAJECTORY

The National Planning Policy Framework requires local planning authorities to set out the
deliverability and developablility of sites in the form of a housing trajectory. This is based on
lead-in times and build-out rates to indicate the number of dwellings likely to be delivered
each year during the Plan period.

Justification for stepping the trajectory

Debate at the stage 1 hearings centred around whether a stepped requirement should be
included in the Local Plan, particularly given the low level of completions in recent years. A
separate Technical Note on this matter has been submitted to the Inspector. The
circumstances in which a stepped approach may be taken to the housing requirement are set
out in the Planning Practice Guidance, July 2019 (paragraph 21). In essence this states that a
stepped requirement may be appropriate where there is to be a significant change in the level
of housing requirement between emerging and previous policies and/or where strategic sites
will have a phased delivery or are likely to be delivered later in the plan period. Given that the
average level of net completions over the last 10 years has been 440 dwellings (rounded) with
an even lower average over the last 5 years (365 dwellings) and 3 years (386 dwellings) the
conditions for a stepped housing requirement are met in Calderdale. Furthermore, the
housing requirement figures in recent plans were much lower than the current figure. The
equivalent annual figure in the RCUDP was 450 whilst in the Regional Spatial Strategy it was
500 for the first 4 years, rising to 670 for the remainder of the plan period. Additionally, some
of the strategic sites in the Local Plan such as the Garden Suburbs (LP1451 and LP1463) will be
delivered over a number of years later in the Plan period.

The Council’s Draft Housing Delivery Test Action Plan (as yet unpublished) analyses the
reasons why the development industry is failing to deliver sufficient homes to meet
objectively assessed need in Calderdale (this reflects the method by which the housing
requirement had been determined at the time the report was drafted). The draft report
proposes actions to address this issue, some of which are currently being implemented, but
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7.5

7.6

7.7

without greater intervention in the development process and greater funding the position is
unlikely to improve significantly in the short term. This problem will be exacerbated by the
revised and increased overall housing requirement figure in the Local Plan.

There is also a precedent for stepping the trajectory in Calderdale with the Core Strategy
(Preferred Options version) prepared under the Local Development Framework system using a
stepped trajectory. Two options for stepping the trajectory in the Local Plan were put forward
by the Council in the Technical Note submitted to the Inspector. The second of the two
options is considered more realistic by the Council and is set out in Table 17 below (some
figures are rounded).

Option 2 employs a figure of 560 dpa for the first six years, followed by 900 dpa for the
following three years, and 1,482 dpa for the subsequent 6 years. This approach reflects the
increase in the annual requirement figure compared to previous plans and transitions this by
stepping up at two specific points in the trajectory creating three separate periods. These are
not to be confused with any form of phasing (see below for further explanation).

The step up in Year 7 reflects the fact that adoption of the Local Plan is not assumed to be
before April 2021 (for the purpose of the trajectory). This then leaves a relatively short period
before sites which cannot come forward prior to adoption of the Local Plan, such as those
currently in the Green Belt, to obtain planning permission and work on site commence leading
to the first completions. The point at which these sites could come forward was debated at
the stage 1 hearings with a number of developers stating that they were already undertaking
preparatory work including drawing up planning applications ready for submission as soon as
the plan is adopted, with the intention of commencing development as soon as possible
afterwards. The step up in year 10 is based on the assumption that delivery on sites currently
in the Green Belt, including the strategic sites, will increase over the latter part of the Plan
period.

Table 17: Two Step (3 period) Approach to Housing Trajectory

Dwellings per annum No. Years Total Dwellings for period
560 6 3360

900 3 2700

1482 (rounded) 6 8890 (rounded)

Overall Total 15 14,950

The resultant revised Policy SD3 is as follows:

Policy SD3
Housing Requirement

Provision is made for a minimum of 14,950 net additional dwellings to be delivered within
Calderdale between 1st April 2018 and 31st March 2033, in order to meet the housing
requirement of the Borough. This housing requirement will be delivered in three periods:
o Period 1: 2018 - 2024 = 560 dwellings per annum

e Period 2: 2024 - 2027 = 900 dwellings per annum

e Period 3: 2027 - 2033 = 1,482 dwellings per annum
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7.9

7.10

7.11

7.12

7.13

In employing a stepped approach the Council is not seeking to unnecessarily delay meeting
the identified housing requirement. The Council will monitor levels of delivery in relation to
the stepped housing trajectory. This approach does not preclude completion levels being
above the stepped figure of 560dpa in the housing trajectory and should be viewed as a ‘floor’
and not a ‘ceiling’. Whilst the trajectory shows that supply in the early part of the plan period
exceeds the stepped requirement figure it is unlikely there will be a corresponding step up in
delivery. It does, however provide a choice of sites for developers. The trajectory is shown in
Figure 1.

Implications of adopting an average trajectory

Without a stepped and realistic approach to delivery of the housing requirement, under
delivery would result year on year with the five year housing land supply requirement
continually increasing, with no possibility that it could be delivered. The Council would also be
unable to meet the Housing Delivery Test. Even with the level for the first period set at 560
dpa, given recent completion levels, there is a significant risk that less than 75% of the
requirement will be delivered triggering application of the presumption in favour of
sustainable development (PPG, July 2019, para. 42). However, to set the level for the first
period lower would result in unrealistic expectations in the latter part of the Plan period.

What stepping the housing trajectory means in practice

In employing a stepped approach the Council is not seeking to delay meeting the identified
housing requirement. This approach does not preclude delivery being above that shown in the
trajectory and should be viewed as a ‘floor’ and not a ‘ceiling’. Whilst the trajectory generally
shows supply in the first half of the plan period exceeding the stepped requirement this does
not necessarily translate into a corresponding step up in delivery given the complex socio-
economic factors involved in this process. It does, however, provide a choice of sites for
developers.

Lead-In Times and Build-Out Rates

The National Planning Policy Framework requires local planning authorities to set out the
deliverability and developablility of sites in the form of a housing trajectory. This is based on
lead-in times and build-out rates to indicate the number of dwellings likely to be delivered
each year during the Plan period.

The approach in the Local Plan builds on and refines that originally employed in the Strategic
Housing Land Availability assessment (SHLAA) and agreed by the SHLAA Working Group which
includes housebuilders. A number of recent research documents published by the
development industry considering the issue of lead-in times and delivery rates have also been
employed:
e Barratt and Chamberlain Walker — The Role of Land Pipelines in the UK Housebuilding
Process (September 2017)
e Nathanial Lichfield and Partners — Start to Finish: How quickly do large-scale housing
sites deliver? (November 2016).

These reports outline the process from site allocation to the completion of a site.
e Preparation of planning application
e EIA Screening and Scoping, where required
e Receipt and Validation by the Council
e Negotiation of S106 and other planning obligations
e Statutory consultation
e Planning Committee
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7.15

7.16

e Grant of Planning Permission

e Potential for Judicial Review

e Discharge of planning conditions, submission of reserved matters application

e Commence work on site e.g. opening up works/delivery of infrastructure (not delivery
of dwellings)

o Delivery of dwellings

e Site completion

Lead-in Times

The Planning Service has a vast amount of data relating to planning applications and the
monitoring of housing completions. Data was extracted from both the Housing Land
Availability database (residential permissions and quarterly monitoring) and the Idox Uniform
database (planning applications) for all new build residential site completions, for
developments of 8 or more units (correlates to the Local Plan threshold of 0.25ha at 30dph)
between 01.01.2000 and 30.09.2017 (the latest quarterly review available at the time this
work was being prepared whilst further analysis over the relatively short period since then to
date is unlikely to add greatly to the existing findings). Analysing data over this time period
takes account of peaks and troughs in the housing market. Basing research on local evidence
held by the Council also provides a local perspective on this aspect of delivery. This work was
augmented by the views of the Home Builders Federation along with site specific evidence
provided by agents/developers/landowners. There remains a continuing dialogue between
the Council and developers/landowners/agents regarding achievability with regard to the
types of evidence advocated in the PPG.

Analysis of the data for the following stages was undertaken:
e Validation to approval of planning application.
e Approval of planning application to site commencement (includes pre-
commencement conditions).
e Site commencement to first plot completion (groundworks and laying of
infrastructure).
e  First plot completion to site completion (to calculate delivery rates).

These assumptions (see Table 18) apply to both sites with planning permission in the Housing
Land Availability database and allocations where a planning application has been submitted or
planning permission granted. Whilst small sites are positioned in accordance with the agreed
rates, in order to avoid unrealistic peaks in the early years of the trajectory some sites were
moved back. Many of these minor sites involve conversions which tend to be completed at
one specific date and some of which can be under construction for a number of years.

Table 18: Lead-in Time Assumptions

Site Status Lead in Time (Years)

Site has outline planning permission, no reserved matters application | 2.5 years
submitted

Site has outline planning permission, reserved matters pending | 2 years
consideration

Site has outline planning permission, reserved matters approved 1.5 years
Full planning application pending consideration 2.5 years
2 years

Full planning permission
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7.20

7.21
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Following the stage 1 hearings and as more recent information has become available lead-in
times for existing allocations have been revised whilst the additional sites to meet the revised
housing requirement have been added to the trajectory. Site specific evidence was employed
where available but in its absence a range of factors including those referenced in the Barratt
and Chamberlain and Nathaniel Lichfield research documents influenced their positioning as
explained in the Council’s methodological note on positioning (see Appendix 7). For clarity the
following factors were applied cumulatively:

® +6 months for sites where there is no housebuilder on board

e +12 months where the site is in multiple ownership

e +12 months for sites of 250+ units to allow for masterplanning

In relation to the additional time to reflect there being no housebuilder on board this is a
somewhat cautious approach. The appeal decision for the Hutton Cranswick case (cited
above) commented that whilst a site is not under the control of a housebuilder but a land
promoter it is one step further away from actual development but it is clearly in land
promoter’s interest to sell rapidly to housebuilders. There is no implication that such sites are
less likely to come forward in the first five year period.

The Council’s Housing Service is pursuing a number of initiatives, including the Calderdale
Together Investment Partnership (CTIP) and North Halifax Transformation Programme, and
has provided Statements of Deliverability to inform the housing trajectory.

Those allocations requiring a policy change, such as sites in the existing Green Belt, cannot be
delivered before adoption of the Local Plan. For the purposes of the trajectory this is taken as
being April 2021. Whilst the Plan may be adopted before this date this assumption does allow
for any slippage in the plan making process and provides a robust approach to the positioning
of the allocations. The date of adoption and its impact on the trajectory was debated at length
during the stage 1 hearings. Information provided by the development industry shows that
detailed planning applications are already being worked up for a number of sites in the Green
Belt with the intention of submitting these immediately upon adoption of the Local Plan
enabling these sites to start delivering dwellings earlier than would otherwise be the case.

The trajectory has also been informed by the availability of sites and the proximity of other
land allocations given that the market will not usually bring forward sites in proximity and
within the same housing market at the same time. However, given that such sites could be
developed earlier they can be moved forward to increase the choice and supply of sites in the
five year supply, should this be necessary, and replace any sites which have not come forward
as expected.

Build-Out Rates

The assumptions in Table 19 have been used to determine build-out rates. These are based on
the Council’s planning data analysis referred to above and continuing dialogue with
housebuilders. Details in relation to specific sites are held in the Local Plan Site Assessment
database.

Table 19: Delivery Rate Assumptions

No. Dwellings Build Out Rate

Less than 50 units 30 per annum
50-149 units 40 per annum
150 units and above 55 per annum
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Modern Methods of Construction

An area that is evolving rapidly is Modern Methods of Construction (MMCs) where units are
built as components in a factory and assembled on-site with a saving in the overall time taken
to complete units. The Government expects this form of construction to be instrumental in
increasing delivery rates. One developer has purchased a company specifically for this purpose
and suggests that delivery rates are anticipated to be 60 dwellings per annum where 1 market
outlet is present with this increasing to 120 units where 2 outlets are present. Given the fact
that MMCs are a relatively recent innovation they have not, at this stage, been factored into
the delivery rates in Table 19 although this is likely to change in the future. Where specific
information has been provided by a developer that MMCs are to be employed this
information has influenced delivery rates.

Conversions and new build flats

The above lead-in and build-out rates generally apply to new build dwellings. For conversions
the SHLAA contains a lead-in time of 2 years, although this varies slightly depending on the
size of the development and a build-out rate of 40 units per annum. New build blocks of flats
are assumed to have the same lead-in times as new build dwellings but completions levels are
more difficult to assign as such developments often have one overall completion date. As such
completions are positioned several years ahead on a site by site basis but may be split if the
development is phased. This primarily applies to mixed use sites where information from
developers has influenced the positioning of sites.
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Figure 1: Calderdale Housing Trajectory 2018/19 to 2032/33
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Five Year Housing Land Supply Position

As set out in the National Planning Practice Guidance (PPG) the purpose of the five year supply
is to provide an indication of whether there are sufficient sites available to meet the housing
requirement set out in adopted strategic policies for the next 5 years. With regard to plan
making, strategic policies should identify a 5 year housing land supply from the intended date
of adoption of the plan.

Following submission of the Local Plan for examination there have been updates to both the
NPPF and the associated guidance. This annual update to the five year housing land supply
reflects this current national planning policy and guidance. With regard to the planning
permissions component of the supply the most recent annual update of planning permissions
data (31st March 2019) has been used.

Five Year Requirement Figure

The PPG states that the housing requirement figure to be used is that identified in strategic
housing policies where the plan was adopted in the last 5 years. In other circumstances, the 5
year land supply will be measured against the area’s local housing need, calculated using the
standard method (840 dwellings per year when the Local Plan was drafted but 822 dwellings
in the subsequent update to the relevant datasets). Following the stage 1 hearings, and in
response to the Inspector’s subsequent letter, the Local Plan housing requirement figure has
increased to 14,950 dwellings (an average of 997 dwellings per annum) and is the figure which
the Inspector will consider when the Local Plan examination re-convenes. Should this level of
housing provision be found sound by the Inspector this will be the figure in the adopted plan
and is therefore the figure employed for calculation of the 5 year housing land supply.

The Technical Note Submitted to the Inspector (CC40) explored a number of scenarios around
stepped and average trajectories and in relation to the Liverpool and Sedgefield Approaches.
The calculation in this Technical Paper is based on the Council’s preferred approach, that of
the two step (3 period) trajectory and following the Liverpool approach. In order to determine
the position on adoption of the Local Plan (assumed April 2021) the five year period is
2021/22 to 2025/26 (Years 4 to 8 of the trajectory). To this is added any under delivery during
Year 1 of the Plan (2018/19) together with a 20% buffer reflecting the fact that there has
potentially been under delivery over a number of years. Selecting the most appropriate figure
for the buffer is not clear cut in Calderdale given the lack of a recent housing requirement
figure in an adopted plan as set out below. Looking so far ahead, the level of completions for
Years 2 and 3 as well as the level of planning permissions cannot be known. Assumptions have
therefore been made that full delivery will occur for these years and the level of planning
permissions will remain as at April 2019. Clearly there will be variations in these inputs to the
calculations with consequential changes to the five year supply figure.

Selection of appropriate buffer

The most recently adopted development plan is the Regional Spatial Strategy (RSS).
Completions levels have fluctuated significantly over the period 2004 to 2018 as shown in
Section 4. The figure most recently adopted in a development plan, that of the RSS,
notwithstanding its revocation in 2013 (and somewhat higher figure than that of 450 in the
RCUDP) has been used as the basis of the Authority Monitoring Reports. Extrapolating this
approach to the Local Plan’s base date demonstrates that completion levels have exceeded
the requirement in RSS over this period. Prior to the recession around 2008, completions far
exceeded the RSS requirement but declined after this date. When calculating the five year
housing land supply up to 2015, a 5% buffer was employed given overall completion levels
prior to this period. Given that completion levels have been below those in RSS immediately
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prior to and since this date, a period of 9 years, and in the spirit of boosting housing supply as
required by the NPPF the buffer was raised to 20%.

Sources of Land Included in Five Year Supply

The supply comprises extant planning permissions and a number of the land allocations in the
Local Plan without planning permission, together with a windfall allowance. The most recent
annual update of planning permissions data (31st March 2019) has been used. The analysis of
these sources is covered in Section 6 of this technical paper. Sites with planning permission
considered developable but not deliverable within the five year period have been excluded
from the five year supply as shown in Table 20 below. Land allocations with planning
permission are generally considered to meet the definition of deliverable and included in the
5YHLS. Many such sites are supported by developer information confirming delivery time-
scales. Those allocations without planning permission but where evidence demonstrates they
are likely to come forward in the five year period are also included in the five year supply.
Evidence in relation to the allocations is continually being updated affecting the capacities of
these sites. The position at mid February 2020 has been used for the purpose of the current
5YHLS calculation. The figures for windfalls have been updated to 31/3/19.

Table 20: Planning Permissions Positioned after 5 year period

Planning Remainin
HLA Ref Application Site Address Status . & Comments
Capacity
Ref
Groundworks commenced &
Land off, Pudsey Under .
04746 13/00576 Road, Todmorden. Construction 23 implemented but stalled. No

survey response.

1 Jagger Green Hall,

Jagger Green Lane, Recent outline pp. No survey

05223 17/00205 Outline 11
Holywell Green, response.
Elland.
Stansfield Mill,
05322 17/00660 Sténsfleld Mill Lane, Outline 20 Relatively recent Outline - No
Triangle, Sowerby survey response.

Bridge.

7.31

Position on Adoption of Local Plan

As shown in Table 21 below the 5 year housing land supply on adoption could be 8.96 years
and indicating that there will be a 5 year supply on adoption of the Local Plan. However, any
future underdelivery will make the provision of a 5 year supply and passing the Housing
Delivery Test more challenging confirming the Liverpool approach as the most appropriate.
Current indications are that delivery for 2019/20 will be below that of the previous year
(currently around 334 dwellings for the first 3 quarters).
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Table 21: Five Year Housing Land Supply Calculation as at Adoption of LP April 2021
Two Step (3 period) Trajectory (Liverpool/Residual Approach)
2021/22 to 2025/26 (Years 4 to 8)

Number | Explanation/Source
Requirement
Five Year Housing Requirement 3480 Ezglie:yl":acrasl ::‘anz?)lliéizzrfst)lbwmg stage 1 hearings
Gross Completions 18/19 to 20/21 577 Only 18/19 known when calculated
Losses 18/19 to 20/21 22 Only 18/19 known when calculated
Net Completions 18/19 to 20/21 555 Gross completions less losses for Year 1 (Y2 & 3 not known)
Under Delivery Year 1t03 5 | Aesumes full deiery forvearszand R
2 e e s didd 12 ar e
Overall five year requirement 3482 Requirement + underdelivery as residual
20% Buffer 696 See HTP Section 7
Total five year requirement 4179 Requirement with underdelivery + 20% buffer
Annual five year requirement 836 Total requirement divided by 5 (rounded)
Supply
Planning permissions 2146 H'LA 315t' March 2019. See HTP Section 6 & Table .13 for
discounting. Assumes same level of pps on adoption (Year 4)
Windfalls 608 Trajectory Years 4 and 5 =159.4 x 2 + Year 6 to 8 =96.4 x3
Land Allocations 4733 Deliverable Years 4 to 8. HTP App 3.
Total Five Year Supply 7487 | Sum of sources
Five Year Supply Figure
Number of Years Supply 8.96 Supply/5 Year Annual Requirement
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8.2

8.3

8.4

8.5

RESIDENTIAL DENSITY

Net dwelling density is calculated by including only those site areas which will be developed
for housing and directly associated uses, including access roads within the site, private garden
space, car parking areas, incidental open space and landscaping and children’s play areas,
where these are provided. NPPF enables local planning authorities to set out their own
approach to housing density in Local Plans.

At the time of the first UDP, 25 dph (dwellings per hectare) was deemed appropriate by the
planning inspector for forward planning purposes. The RSS adopted figures of 30dph for
greenfield sites and 38dph for brownfield sites.

Table 22 shows the density achieved on sites over the last eight years. To provide more
realistic figures, developments where densities exceeded 100dph have been removed from
the calculation. Average densities over the past eight years (excluding sites where over
100dph was achieved) are 47.3dph for conversions and 34.5dph for new build schemes. It is
therefore considered that a policy with a general expectation of 30dph is not unrealistic or
unreasonable, especially in light of the level of Green Belt land needed to meet the housing
requirement, and the need to use land efficiently.

Table 22: Densities Achieved Between 2011/12 and 2018/19

Conversions New Build
Year Density on All Density on Density on All Density on Sites

Sites Sites <100dph Sites <100dph
2011/12 87.5 27.2 46.7 29.6
2012/13 88.9 36.5 42.2 24.7
2013/14 74.6 28.9 43.3 31.4
2014/15 128.1 33.7 39.5 34.9
2015/16 142.4 45.4 50.2 31.8
2016/17 101.1 37.2 33.1 31.5
2017/18 119.2 119.2 4.6 44.6
2018/19 116.2 50.47 48.9 47.4
AVERAGE 107.3 47.3 38.6 34.5

Source HLA March 2019

The SHLAA uses a range of density multipliers (Table 5, 2014 SHLAA) to calculate the capacity
on sites. It was considered that the existing policy at the time (RCUDP Policy H10) did not
contain sufficient detail in terms of providing a range of density multipliers. Density multipliers
were considered in order that the site capacities were reflected as accurately as possible, and
without overstating capacity. The density multipliers agreed by the SHLAA Working Group
were based on those included in ‘Tapping the Potential’ published in 2000. These have been
used in assessing the housing allocations in order to determine indicative site capacity.

The Local Plan has a general minimum requirement of 30dph, and when assessing planning
applications on non-allocated sites, density will be based on a number of key considerations,
primarily location, size and character of the site and surrounding area. The capacity work for
the housing allocations, has to a large extent, already undertaken this work, as the density
multipliers vary for sites of differing size and location, and it is expected that proposals for
these sites will achieve the capacities stated in Policy SD7 Allocated Housing Sites.
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8.6

8.7

9.2

9.3

9.4

The data on density set out in Table 22 above uses the net density of a site, i.e. taking into
account driveways and areas of open space. It uses the planning application red line boundary
for calculating the site area. Net density for the site allocations has been approached in the
same manner to derive indicative site capacities. However, the developable area of a site may
have been reduced in response to constraints such as biodiversity, environmental health
concerns, flood risk or heritage impacts. In most circumstances this will have not altered the
site allocation boundary, and the site allocation will detail the reasons and mitigation
measures required as well as the appropriate developable area boundary. Where information
has been submitted by developers/landowners regarding capacity, this information has been
used where it is broadly in line with what has been calculated using the density multiplier.

Where sites have had planning permission in the past, or currently have outline planning
permission and the number of units has been approved, this has been used to inform the
indicative capacity of the site.

HOUSING MIX

NPPF (2012) states that local planning authorities should plan for a mix of housing based on
current and future demographic trends, and identify the size, type, tenure and range of
housing required. The 2019 NPPF maintains the requirement that housing needs of different
groups should be assessed and reflected in planning policies.

The 2015 SHMA contained information on house size and type. The 2018 SHMA has been able
to use new local data to provide a refined and locally specific approach to estimate the overall
size and type of housing that may be needed in Calderdale.

The modelling predicts the strongest growth to be in the number of one person households,
which are likely to be formed by residents of all age groups, thereby including younger single
person households as well as pensioner and other single person households. Table 16, taken
from the 2018 SHMA shows the greatest need will be for 2 and 3 bedroom houses.

Table 23: Size of Housing Required in Calderdale 2016-2035

1 bed 2 beds 3 beds 4+ beds

Proportions of households
requiring....
No. Dwellings based on

requirement of 14,950
SHMA, 2018. Figures do not add due to rounding.

17% 36% 33% 14%

2542 5382 4934 2093

The types and sizes of houses built since 2004 are shown in Tables 24 and 25. Prior to this
date, data on house types and sizes was not recorded systematically. Therefore completions in
the tables below do not always equal the figures in Section 6 above. However, the data clearly
shows flats and terraced properties to be the most common house types whilst the most
common house sizes were 2 and 3 bedroom properties. The SHMA identifies a need for
smaller dwellings, and figures in Tables 24 and 25 below show that this is what is being
delivered in Calderdale.

29



Table 24: Completions by Type and Size 2004 to 2019 (Number)

House Type Number of bedrooms

1 |2 3 a |s |6 |7 |8 [N ot

info
Bedsit/House of
4 1 4
Multiple Occupation > 0 0 0 0 0 0 0 6
Detached 31 117 366 981 354 70 5 1 67 1992
Semi-detached 9 112 716 268 21 3 2 1 20 1152
Terraced 69 573 | 1578 367 20 4 0 0 63 2944
Flat 1222 | 2791 74 8 1 1 0 0 173 4270
Total 1376 | 3593 | 2735 | 1624 396 78 7 2 323 | 10404
*241 units were granted planning permission but there was no information on the type of dwellings (for example prior
approvals)
Table 25: Completions by Type and Size 2004 to 2019 (Percentage)

House Type Number of bedrooms

1 2 3 4 5 6 7 8 No info

Bedsit/House of
Multiple Occupation

97.8 0.0 2.2 0.0 0.0 0.0 0.0 0.0 0.0

Detached 1.6 5.9 18.4 49.2 17.8 3.5 0.3 0.1 34
Semi-detached 0.8 9.7 62.2 23.3 1.8 0.3 0.2 0.1 1.7
Terraced 2.3 19.5 53.6 125 0.7 0.1 0.0 0.0 2.1
Flat 28.6 65.4 1.7 0.2 0.0 0.0 0.0 0.0 4.1

10
10.1

10.2

10.3

HOUSING FOR INDEPENDENT LIVING

In March 2015, the Government announced a new approach to the setting of technical
standards in England. These changes saw the replacement of the Lifetime Homes standard by
optional building regulations that local authorities are able to adopt via the inclusion of a
policy in their Local Plan. In order to include a policy, local planning authorities must
undertake a local needs assessment and viability must be assured.

The Sub National Population and Household Projections for Calderdale show that both the
number of older people and the number of older households will increase significantly
between 2014 and 2039. In 2039, 37% of all households in Calderdale will be aged 65+ years.
In addition, by 2030, over 10% of the population aged between 18 and 64 years will have
either a moderate of serious disability.

The Local Plan is required to meet needs of all groups of the population. The SHMA indicates
that there is a need for a further 1900 housing units for older people — sheltered
accommodation, extra care housing etc. There is falling demand for residential care; older
people wish to stay in their own homes for as long as possible, and also retain their
independence for as long as possible. Building accessible and adaptable homes may reduce
pressure on Extra Care schemes, as homes will be able to adapt to changing needs.
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11
111

11.2

11.3

11.4

Calderdale MBC considers that it has the evidence to demonstrate that inclusion of a policy to
require Building Regulation M4(2) ‘Accessible and Adaptable Dwellings’ in the Local Plan. The
full justification is set out in Appendix 2 to this Technical Paper.

AFFORDABLE HOUSING
The number of affordable homes provided since 2002 is shown in the table below whilst
information on the affordable housing need can be found in the 2015 SHMA.

Table 26: Affordable Housing Completions by Funding Source

Registered $106 on private | Mixed | Other* (eg | Total

Providers developments | grant | Homebuy,

grant funded and first buy)

(ADP,NAHP, $106

AHP)
2002/03 | 77 11 0 88
2003/04 | 9 2 3 14
2004/05 | 95 10 0 105
2005/06 | 21 22 0 43
2006/07 | 103 20 17 140
2007/08 | 136 47 0 183
2008/09 | 70 22 0 92
2009/10 | 60 5 0 65
2010/11 | 44 0 0 3 47
2011/12 | 82 6 0 12 100
2012/13 | 186 4 0 5 195
2013/14 | 120 0 0 6 126
2014/15 | 50 3 0 0 53
2015/16 | 8 5 0 0 13
2016/17 | 64 0 0 0 64
2017/18 | 22 0 0 0 22
2018/19 | 45 0 0 10 55

*Measures introduced by central government to assist buyers to purchase new build homes

Calderdale’s housing market does not perform in a uniform manner across the borough; its
operation is more complex with 9 sub-markets functioning below the authority level, as well as
a lower tier of localised areas within these, which reflect the different tenures and market
characteristics across the borough, and the shared characteristics, containment and functions
operating at a local scale.

As part of the preparation of the 2011 SHMA, an Economic Viability Assessment was published
which categorised the 9 sub-markets as either ‘very hot’, ‘hot’, ‘medium’ or ‘cold’ market
areas.

To facilitate interpretation of Policy HS6 of the Local Plan, the 9 sub-markets with similar
market values and characterisations were organised into 4 zones (A-D). Each zone has a
corresponding performance designation, size threshold and proportion of affordable housing
provision.
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11.5

11.6

11.7

11.8

In line with national guidance on affordable housing obligations, contributions will not be
sought from developments of 10 units or less. The Council does not have evidence to support
the designation of rural areas where a lower 5-unit threshold can be applied.

Meeting Calderdale’s Affordable Housing Need
The 2018 SHMA (paragraph 7.3) identified a need for 3671 affordable homes over the period

2016-2035, equating to 193 per annum. In order to be compliant with Planning Practice

Guidance, the backlog should be cleared within the first five years of the Plan period. However,
as the Publication Draft Local Plan (paragraph 16.37) sets out, meeting this requirement early
in the Plan period, particularly given recent levels of housing delivery is not considered
realistic. It is therefore intended to spread the backlog over the fifteen year plan period. The
Local Plan housing trajectory includes a stepped requirement, which reflects the significant
increase in housing delivery compared with recent years, and acknowledges that it may take
time for the market to respond, particularly as there is reliance on allocated sites in terms of
the supply.

Appendix 5 sets out the likely delivery of affordable housing based on the delivery of housing
allocations throughout the Plan period. Using the equivalent need of 193 dwellings per annum
over 15 years (plus the undersupply from 2016/17 and 2017/18), this equates to a need of
3,195 Affordable Housing Units (AHU) between 2018/19 and 2032/33. The number of
affordable housing completions in 2018/19 was 55 units (undersupply equating to 138 units).
This therefore results in a need for 3333 units over the remaining Plan Period, equating to an
annual need of 238 affordable housing units.

Table 27: Affordable Housing Need

Affordable Housing Need

SHMA 2015 - need over 19 year period (2016-2035) 3671
Yearly need 193
Affordable Housing Need 2018/19 - 2032/33 (Plan Period) 2895
Completions 2018/19 (year 1) 55
Undersupply 2018/19 138

Completions prior to Plan Period

2016/17 64
2017/18 22
Total 86
Undersupply 2016/17 & 2017/18 300

Plan period need and current undersupply
(from 2016/17, 2017/18 & 2018/19) 3333

Yearly need over remaining Plan period 238

Appendix 5 shows a likely delivery of 3069 AHU on Local Plan site allocations. There is
therefore likely to be an undersupply of 264 AHU over the Plan period. If the total affordable
housing need is to be met through the development of private housing developments and
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11.10

11.11

11.12

11.13

11.14

the implementation of Policy HS6, there would be a need to provide for a maximum of an
additional 1300 homes through the Local Plan (at a contribution rate of 20% - lowest
affordable housing contribution). This would represent an 8% increase on the housing
requirement.

Given the environmental constraints in Calderdale and the need to protect Green Belt as far
as possible, as well as the recognition that the market will take time to achieve the
completion levels required, the Council is not convinced that simply raising the level of
housing allocations is an effective way of addressing affordable housing needs, as well as
being unsure whether these will be delivered during the Plan period in any case.

The November 2014 Written Ministerial Statement provides that for sites of 10 units or less
affordable housing and tariff-style contributions should not be sought. However, this
position was scrutinised by the Court of Appeal judgement in Secretary of State for
Communities and Local Government v West Berkshire District Council and Reading Borough
Council [2016] EWCA Civ 441, which confirms the correct approach to the WMS should
Councils wish to seek thresholds below that stated in national policy. As such, the Council
has considered whether a reduction of site size threshold or increasing the proportional
requirement of on site provision would address the Borough’s affordable housing need.

While the judgement made a reduced threshold possible, it was ruled that Inspectors must
consider whether the evidence base and local circumstances justify the proposed thresholds.
This is not considered to be the case in Calderdale and sufficient evidence is not available.
Further, a notable conclusion from the viability assessment (January 2018) is the challenges
evident within certain settlements located in ‘cold’ (and some ‘medium’) market areas on
both greenfield and brownfield sites.

An increase in requirement would therefore raise the question as to whether delivery of the
sites would indeed be viable. In addition, the lack of suitable sites within the ‘very hot’ or
‘hot’ market areas reduces the Council’s ability to seek a higher affordable housing
contribution. Sites in these areas are generally much smaller than in other market areas,
further reducing the potential for significant affordable housing delivery.

However, in contributing to meeting affordable housing need, the Council has established a
number of programmes (some with partners) to deliver housing on Council owned sites. In
2017, Cabinet agreed to establish a Local Delivery Company (LDC) — Weave Homes, to
support the delivery of homes in Calderdale and to meet housing need as part of a viable
business model. A number of housing allocations in the Local Plan will be delivered through
the LDC. In addition to this, the Council and Together Housing Group have entered into a
partnership to deliver approximately 500 new homes throughout the Borough. The
Calderdale Together Investment Programme (CTIP) includes a number of Local Plan
allocations. The North Halifax Transformation Project focuses on three sites in North Halifax,
again Local Plan housing allocations. This project will see the Council enter into an
agreement with a delivery partner to meet local housing need. In addition, a number of
Registered Providers are developing Local Plan allocations. There are also a number of sites
in different ownership/programmes, such as the Calder Valley Community Land Trust site in
Hebden Bridge, an Extra Care scheme in Brighouse with a high level of affordable housing
contribution, and a number of sites within the Eastern Gateway area.

Table 28 below sets out the Local Plan sites and corresponding housing programme. This
information is correct at 11.02.2020.
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11.15 As mentioned above, a notable conclusion from the viability assessment (January 2018) is
the challenges evident within certain settlements located in ‘cold’ (and some medium)
market areas on both greenfield and brownfield sites. However, it is not considered
necessary to stipulate a blanket exclusion in such areas as robust viability evidence would
provide adequate justification to prevent a contribution where appropriate. The policy
wording allows a degree of flexibility to allow for potentially changing market conditions
over the plan period. Furthermore, the initiatives referred to in paragraph 11.13 relate to
sites, the majority of which are within the ‘cold’ and ‘medium’ market areas. The delivery of
the sites within these schemes will contribute to providing affordable housing.
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Table 28: Weave Homes, Eastern Gateway, Calderdale Together Investment Partnership & North Halifax Transformation Project

sites
Affordable
Local Housing
Plan Site Residential Delivery Contribution
Ref Zone Heat Allocation Capacity Programme (%) Property Road/Street Name Locality Town
0103 Zone9 | Cold New Housing Site 29 | CTIP 48 | Land at Horley Green Road Claremount Halifax
109-119 Mixenden
0242 Zone9 | Cold New Housing Site 14 | CTIP 100 | Opposite Road Mixenden Halifax
0261 Zone9 | Cold New Housing Site 77 | North Halifax 19 | Land at Turner Avenue South Ovenden Halifax
0353 Zone 8 | Medium New Housing Site 9 | RP 100 | Land to the rear 109 Fairfax Crescent Southowram Halifax
0454 Zone 9 | Cold New Housing Site 14 | CTIP 21 | Land off Wheatley Road Lee Mount Halifax
0523 Zone 3 | Medium | New Housing Site 158 | North Halifax 100 | Land at Furness Avenue lllingworth Halifax
0531 Zone 3 | Medium | New Housing Site 122 | North Halifax 20 | Land off Whitehill Road | Keighley Road Illingworth Halifax
Granny Hall La. &
0548 Zone 8 | Medium | New Housing Site 16 | Weave Homes 25 | Land at junction of Blackburn Rd Brighouse
Land at Richmond
0814 Zone9 | Cold New Housing Site 52 | CTIP 20 | Street Stannary Place Halifax
0815 Zone9 | Cold New Housing Site 62 | CTIP 20 | Works Depot Stannary Place Halifax
0901 Zone 2 | Medium | New Housing Site 16 | Delivery Vehicle 25 | Land off Woodlands Avenue Todmorden
0990 Zone9 | Cold New Housing Site 31 | CTIP 20 Denfield Lane Wheatley Halifax
Site of demolished Clough Lane/Brow
1009 Zone9 | Cold New Housing Site 38 | North Halifax 21 | school Bottom Lane Mixenden Halifax
1060 Zone 8 | Medium New Housing Site 23 | RP 39 | Land at Shirley Grove Lightcliffe Brighouse
Eastern
1170 Zone 7 | Hot Mixed Use Site 121 | Gateway 31 Mulcture Hall Road Halifax
Eastern
1292 Zone 7 | Hot Mixed Use Site 90 | Gateway 30 Cow Green Car Park Halifax
1322 Zone 8 | Medium New Housing Site 65 | Extra Care 92 George Street Rastrick Brighouse
Sowerby
1356 Zone 3 | Medium New Housing Site 32 | Weave Homes 25 | Hollins Park Cemetery Lane Bridge
Furness Drive/Turner
1368 Zone 9 | Cold New Housing Site 6 | North Halifax 20 Avenue South lllingworth Halifax
Heathmoor Park
1379 Zone 3 | Medium New Housing Site 44 | CTIP 23 Road/Field Head Lane lllingworth Halifax
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Calder Valley Hebden
1503 Zonel | VeryHot | New Housing Site 20 | CLT 100 Stoney Lane Bridge
1547 Zone 3 | Medium New Housing Site 83 | CTIP 100 | Land at Abbey Park Illingworth Halifax
Sowerby
1654 Zone 3 | Medium | New Housing Site 30 | CTIP 100 | Politt Fields 8 Ripon House Bridge
Sowerby
1655 Zone 3 | Medium | New Housing Site 26 | CTIP 100 | Rawson Wood Wood Croft Sowerby Bridge
1657 Zone5 | Cold New Housing Site 30 | CTIP 50 | Land at Whitwell Green Lane Elland
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SELF-BUILD AND CUSTOM HOUSEBUILDING

Self-build and custom housebuilding is a key element of the Government’s agenda to increase
supply and tackle the housing crisis. The NPPF includes specific reference to Custom and Self
Build housing.

The Self-build and Custom Housebuilding Register
The Self-build and Custom Housebuilding Act (2015) has established a responsibility for local
authorities to keep a Self-build and Custom Housebuilding Register.

The register provides valuable information on the demand for self-build and custom
housebuilding in Calderdale and forms a key part of the authority’s evidence base of demand
for this type of housing. This should be a component of (and not additional to) the overall
housing need identified.

From 1 April 2016 the Council has kept a register of individuals and associations who are

interested in purchasing serviced plots of land to build their own homes. The register had 118
entries as of 18.03.2019, including 1 association of individuals.

Table 29: Self Build and Custom Build Register Base Period Breakdown

Base Period Number of entries
1 (Up to and including 31 October 2016) 19

2 November 1% 2016 — 31 October 2017 49

3 November 1% 2017 — 31% October 2018 21

4 November 1* 2018 — 31* October 2019 21

5 November 1% 2019 — (present 18.11.2019) 8

Total: 118

Defining Self and Custom Build

Self-build and custom housebuilding are defined in the Housing and Planning Act (2016) as:
“..the building or completion by— (a) individuals, (b) associations of individuals, or (c) persons
working with or for individuals or associations of individuals of houses to be occupied as homes
by those individuals. But it does not include the building of a house on a plot acquired from a
person who builds the house wholly or mainly to plans or specifications decided or offered by
that person.”

The definition underlines the importance of the role that the future occupier takes. Various
models of self-build and custom housebuilding are recognised including: individual and group
delivery mechanisms to acquire land, secure planning permission, fund the costs and procure
the dwellings. Where a developer delivers speculative units (notwithstanding a purchaser
could make various choices during the construction phase (e.g. kitchen and bathrooms)) for
profit, this is outside the definition. If the future occupier is involved in the full planning
process it is recognisable as within the definition of self or custom build. However, because
developers funding the enabling works (including the planning permission) to bring forward
land for sale to self-builders is likely to be an important mechanism in allowing demand for
self-build sites to be met, there remain some grey areas in the definition at least until such
time as the reserved matters or details for approval application is submitted and the future
occupier can be identified.
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12.7 Paragraph 136 of the CIL guidance sets out that a self-build exemption is available to anyone
who builds or commissions their own home for their own occupation. Community group self-
build projects also qualify for the exemption where they meet the required criteria.

Requirements of the Local Planning Authority
12.8 The information obtained through the register is enabling the Council to understand the level
and nature of such demand. The register may be a material consideration in decision-taking.

12.9 The Housing and Planning Act 2016, places a further duty upon LPAs to grant suitable
development permission in respect of enough serviced plots of land to match demand on their
Self-build and Custom Build Register.

12.10 This is a new aspect of housing need and therefore in these early years it is difficult to predict
a reliable trend based future need. The policy is therefore flexible in its requirements to
enable the Council to respond to changing future demands. The figures in Table 29
demonstrate that there is a demand for self-build and custom housebuilding in Calderdale. As
such, strategic and larger sites will be required to make provision for self and custom build, in
the form of serviced plots.

12.11 When negotiating the level of self and custom housebuilding provision on site, the Council will
take account of the most up to date evidence contained within the Self-build and Custom
Housebuilding Register and will have regard to viability considerations.

12.12 The policy will actively seek to promote sites on both land identified for Housing Allocation in
the Local Plan (of 100 dwellings or more) and on other sites that might come forward during
the Plan period. On sites of 100 dwellings or more, the Council will generally seek 5% of the
overall capacity to be provided as serviced plots for self or custom build need. In determining
the level of provision, consideration will be given to the most up to date evidence contained
within the Self-build and Custom Housebuilding Register.

Justification (100 unit benchmark)

12.13 During the first full base year (1st November 2016 — 31st October 2017) referred to as Base
Year Period 2, there were 35 entrants on the Self-Build and Custom Housebuilding Register
who confirmed they would be interested in obtaining a plot as part of a larger development
(out of 49 applicants in total). This equates to 3.5% of the borough’s overall housing
requirement (35/997).

12.14 It is important to stress that during the first full base year, there was a considerably higher
demand than in subsequent years. There is a strong possibility that due to increased press
coverage on the subject and its emerging nature, this level of demand was higher than in
subsequent years. Notably, in Base Period 3, there were 21 applicants, 7 of whom confirmed
an interest in obtaining a plot as part of a larger development. In Base Period 4, there were
again 21 entrants with 11 expressing an interest in obtaining a plot as part of a larger
development.

12.15 The register has however provided evidence of a demand in the borough for such a provision,
albeit rather limited. In line with the Government’s agenda to make self-build a ‘mainstream

housing option’, the Council has committed to a 5% target as a starting point for negotiations.

12.16 In terms of the 100 unit threshold, on a purely numerical basis, the Housing Land Availability
Report indicates that between April 2013 and April 2018, there were 5 sites either under
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construction or completed of 100 dwellings or more. In that period these 5 sites delivered (or
will deliver once complete) 931 dwellings (186 per annum). 5% of 186 is 9 dwellings, which
equates to 1% of the annual housing requirement.

12.17 In terms of Local Plan land allocations however, there are 23 sites with a capacity of 100 units
or more providing 7239 dwellings over the plan period. 5% of this figure (as stipulated in the
policy) would provide 362 dwellings, or 24 dwellings per year. This would equate to 2.4 % of
the annual housing requirement.

12.18 Although the provision on larger sites both historically and in the Local Plan allocations would
not meet the demand identified in the first full base period, it is envisaged that contributions
on sites of over 100 or more and Council support for self-build and custom housebuilding on
other sites that might come forward during the Plan period would be sufficient to meet what
would be a potentially much lower demand in future years.
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Calderdale Housing Technical Paper — Appendix 1 Windfall Sites

Appendix 1 - WINDFALL SITES

1.2

1.3

14

1.5

1.6

2.2

Introduction

This paper has been prepared to support the Calderdale Local Plan, in particular in support
of including a windfall allowance in the calculation of the housing supply trajectory and
sources of supply. It sets out the level of windfall development in the district over the last 15
years, and also the level of residential development on windfall sites the Council believes
will be delivered over the Plan period.

It has been updated in January 2020 to take into account windfall completion data for
2017/18 and 2018/19, and to also reflect the 2019 NPPF.

Paragraph 70 of the 2019 NPPF states:

‘Where an allowance is to be made for windfall sites as part of anticipated supply, there
should be compelling evidence that they will provide a reliable source of supply. Any
allowance should be realistic having regard to the strategic housing land availability
assessment, historic windfall delivery rates and expected future trends. Plans should consider
the case for setting out policies to resist inappropriate development of residential gardents,
for example where development would cause harm to the local area’.

Planning Practice Guidance also allows LPAs to make an allowance for windfalls in its housing
supply after the first five years (ID: 3-023-20190722). ‘Local Planning Authorities have the
ability to identify broad locations in years 6-15, which could include a windfall allowance
(using the same criteria as set out in paragraph 67 of the National Planning Policy
Framework’.

Windfall sites are defined in the NPPF as sites not specifically identified in the development
plan.

This note sets out the “compelling evidence” which Calderdale MBC believes it has to justify
including a windfall allowance in the Council’s sources of housing supply.

Methodology
In determining the methodology adopted by Calderdale MBC to demonstrate that it has

compelling evidence, consideration has been had of the methodologies of other local
authorities who have successfully made an allowance for windfalls in their housing supply.

Analysis of the data was based on the following:

e Sites not included in the SHLAA or RCUDP with a site size threshold of 0.1ha
were included.

e Exclusion of completions on garden sites

e Removal of windfall sites of 10 or more dwellings as these are considered more
exceptional. It is unlikely that sites which have the capacity for 10 or more
dwellings will come forward in the future without having already been identified
in the SHLAA or allocated in the Local Plan.

e Consideration of the contribution of Permitted Development Rights in increasing
the number of residential units.
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3. Windfall Completions 2001/02 — 2018/19

3.1 Calderdale MBC has monitored completions over a long period of time. In 2010, there was a
change to the definition of brownfield land to exclude gardens, and subsequent wording in
NPPF requires local planning authorities to exclude garden sites when calculating a potential
windfall allowance. An exercise was carried out to retrospectively identify windfall garden
sites dating back to 2007/08. This therefore allowed garden sites to be removed from the
total number of windfall completions.

Table 1: Total No. Units Completed on Windfall Sites 2001/02 — 2018/19

Conversions/ Windfalls as
Year Change of New build To.tal Total . % of total
Windfalls Completions .
Use completions
2001/02* 149 218 367 570 64
2002/03* 132 167 299 536 56
2003/04* 188 154 342 737 46
2004/05* 158 310 468 1043 45
2005/06* 322 464 786 1237 64
2006/07* 252 538 790 1406 56
2007/08* 188 592 780 1399 56
2008/09 110 454 564 768 73
2009/10 228 260 488 708 69
2010/11 121 214 335 494 68
2011/12 150 244 394 519 76
2012/13 85 223 308 521 59
2013/14 84 96 180 391 46
2014/15 143 81 224 418 54
2015/16 104 57 161 355 45
2016/17 127 112 239 417 57
2017/18 100 85 185 393 47
2018/19 162 154 316 577 55
Total 2001/02 -
2018/19 2803 4423 7226 12489
16 year average* 155.7 245.7 401.4 693.8 57.6%
2008/09 — 2018/19
(excluding garden 1414 1980 3394 5561
windfalls)
11 year average
(excluding garden 128.5 180 308.5 505.5 59%
windfalls)
* Includes garden windfalls. Data extracted from HLA 25.04.2016, 09.01.2018 & 10.12.2019
3.2 Table 1 shows the number of completions on all windfall sites since 2001/02. It clearly shows

that windfalls have made an important contribution to the housing supply in the district over
the last 16 years. It also shows that even after excluding garden sites, the figures remain
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3.4
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3.6
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4.3

high, and even though garden sites cannot be included within the windfall figures, they will
still come forward and make a contribution to the housing supply.

It should be noted that the figures set out in Table 1 are slightly different to the windfall
figures contained in the most recent SHLAA Report (2014). Monitoring of completions is
undertaken on a quarterly basis, and figures are amended if information is received after this
time, which suggests that dwellings were actually completed in previous quarters.

The Council has pursued the approach of reusing previously developed land for many years
within the Replacement Calderdale UDP, including a target for “in the order of 85%"” of
housing to be on brownfield land. This policy has been very successful in recycling land, with
the target continually exceeded since the adoption of the RCUDP in 2006. Between 2001 and
2019, an average of 86.2% of all new housing was developed on brownfield land.

In terms of all residential windfall development, 94% of completions between 2008/09 and
2018/19 were on brownfield sites; and of these 40% were conversions/change of use — this
figure reflects the significance that mill conversions have had in delivering new housing in
the district, as well as the Council’s strong brownfield first policy.

Looking further back, analysis undertaken during the preparation of the Replacement
Calderdale UDP provided a figure of in excess of 400 dwellings per year coming from windfall
sites.

Windfall Completions 2008/09 — 2018/19

Due to the change in definition of brownfield land and changes made to NPPF resulting in
the exclusion of gardens in windfall calculations, the rest of the analysis in this note
concentrates on the period 2008/09 to 2018/19, as it has been possible to identify and
exclude the number of completions on garden sites from the data.

The following tables and graphs set out the number of completions on windfall sites on both
sites of 10+ dwellings and those of 0-9 dwellings.

Exceptional Sites

The number of completions on windfall sites of more than ten dwellings has fallen
significantly over the last 11 years. It is considered that this is likely to be a combination of
factors such as the slowdown in the economy and a diminishing resource of larger viable and
developable brownfield sites. It is also considered that sites accommodating ten or more
units are exceptional in Calderdale given the topography of the district and the constraints
this places on identifying and developing larger sites.

Table 2: Total No. Windfall Units Completed on Exceptional Sites

Year Units Completed on Sites 10+ Dwellings

2008/09 365
2009/10 278
2010/11 160
2011/12 247
2012/13 182
2013/14 75
2014/15 41
2015/16 6
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2016/17 80
2017/18 49
2018/19 158
TOTAL 1641
Average 149.2
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4.4

Non Exceptional Sites

The table and graph below show the windfall completions on sites of 9 units or less have
been delivering more consistent levels of new housing since 2008/09. On average, 159 units
have been completed each year. Calderdale has historically delivered residential
development on smaller sites, and these sites are more reliable in terms of coming forward
than larger sites.

Table 3: Total No. Windfall Units Completed on Non-Exceptional Sites

Year Units Completed on Sites 0-9 Dwellings
2008/09 199
2009/10 210
2010/11 175
2011/12 147
2012/13 126
2013/14 105
2014/15 183
2015/16 155
2016/17 159
2017/18 136
2018/19 168

TOTAL 1,753
Average 159.4
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4.5 The following table shows the distribution of non-exceptional windfall sites across
Calderdale. The highest level of windfall completions were in Halifax, with the other main
towns (with the exception of Sowerby Bridge and Hebden Bridge) playing an important role
in the delivery of housing on windfall sites.

Table 4: Non-Exceptional Windfall Analysis on Local Plan Areas

()

() [>Y) -
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2 T 8 3 2 | £9 S ® £ 2

c = © < o

2 = © o] > o v o 3 B :5
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2008/09 27 24 69 14 15 17 10 12 11 199
2009/10 18 34 73 13 13 7 17 13 22 210
2010/11 10 20 70 8 14 11 12 13 17 175
2011/12 9 7 39 12 9 20 26 10 15 147
2012/13 14 11 47 15 14 1 9 8 7 126
2013/14 10 11 30 3 10 19 6 10 105
2014/15 15 14 82 8 4 7 21 3 29 183
2015/16 19 13 73 14 6 3 13 9 5 155
2016/17 15 13 61 21 6 13 14 9 7 159
2017/18 14 23 44 10 12 4 13 5 11 136
2018/19 15 24 62 12 7 10 21 0 7 158
TOTAL 166 194 650 130 110 99 175 88 141 1753
AVERAGE | 15.1 17.6 59.1 11.8 10.0 9.0 15.9 8.0 12.8 159.4
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6.2

Calculating a Future Windfall Allowance

NPPF requires local planning authorities to consider the future likely contribution that
windfalls will continue to make to the housing supply. The projected future windfall
allowance is set out below:

i. 1-—5Years
Windfalls have only been assumed for Year 4 and 5 to reflect the fact that most
windfalls that will contribute to the supply in the first three years are already likely to
have planning permission. The total number of windfalls for the first five years is
therefore calculated to be 318 units.

ii. 6 —10 Years and 11 — 15 Years

The windfall contribution assumed for Years 6 — 10 and 11 — 15 should be based on a
geographical analysis. Using Table 4 above, it is assumed that windfall sites will continue
to come forward in the Local Plan Areas of Halifax, Brighouse, Elland, Ripponden and
Todmorden given that they have historically delivered the largest amount of windfall
development in the borough. The assumptions for windfalls over the plan period have
not included contributions from the other Local Plan areas, given that these have been
lower and also that the Council does not wish to place undue reliance on windfalls as a
means of delivering the housing requirement. Furthermore, it considered appropriate
to apply a discount to Years 6 — 10 and Years 11 — 15 to reflect the difficulties of
projecting windfall delivery this far ahead. A discount of 20% of historic delivery has
been applied. This discount is only applied to the historic delivery rates of Non-
Exceptional windfall sites. The total windfall allowance for Years 6 — 10 and Years 11 —
15 is 964 units.

Table 5: Windfall Assumptions over Plan Period

Plan Period Assumptions Calculation | No. Units

100% of historic delivery rate on Non-

1-5Y
> Years Exceptional Sites for years 4 & 5 only

159.4x 2 318.8

80% of historic delivery rates on Non-

6—10 Years Exceptional Sites in Halifax, Brighouse, f(lOZZ.S X 3) 482
Elland, Ripponden and Todmorden. '
80% of historic delivery rates on Non-
. " . . (120.5 x 5)
11 -15Years Exceptional Sites in Halifax, Brighouse, « 0.8 482
Elland, Ripponden and Todmorden. )
TOTAL 1,282.8

Justification

The National Planning Policy Framework is clear that evidence to support inclusion of a
windfall allowance must take into account the SHLAA and historic delivery rates on windfall
sites, as well as demonstrating that windfalls will continue to provide a reliable contribution
to the housing supply over the Plan period.

Windfalls have historically made an important contribution to the housing supply in
Calderdale. Since 2008/09, the average number of completions on all windfall sites
(irrespective of size) has been 308.5 units per annum. The number of completions has not
fallen below 100 units, even during periods of slow economic growth. However, more
recently, the number of completions have fallen on the larger (10+ sites), but the number of
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completions on the smaller sites (0-9 units) have remained fairly consistent. This underlines
the important contribution of development on smaller sites and shows a continuation of the
historic trend in Calderdale of development generally taking place on smaller sites.

Although the figures for the period 2001/02 to 2007/08 include garden sites, the number of
completions is significantly higher than the period of slower economic growth. Garden sites
will not have been the sole reason for the high number of windfall sites coming forward
during this period.

The windfall allowance has been calculated using trend data from housing completions on
small sites in the later period (2008/09 — 2018/19). It is considered that the data is more
accurate (it excludes garden sites) and because the Council is taking a more cautious
approach to calculating the future windfall allowance and is avoiding using data from periods
of stronger economic growth. The Council has also excluded completions on large windfall
sites, although they could come forward in the future. In addition to using more data from
the later time period, the Council is using completions data rather than planning permissions
data. This gives a more accurate picture of the planning permissions which have been
implemented rather than just granted. This also means that there is no need to apply a
discount to factor in implementation rates.

The National Planning Policy Framework also requires local planning authorities to
demonstrate that windfalls will continue to provide a reliable source of supply in the future.
In considering the delivery of windfalls later in the plan period, the Council has taken into
account what has been delivered in the past, using the Local Plan areas as sub-geographies,
and made a judgement about the likely levels of delivery in each of these areas between
Years 6 and 16. A discount has then been applied to ensure that the approach remains
cautious and to ensure that the Council does not place undue reliance on windfall sites in
delivering new housing.

Five Local Plan areas have been identified as being the most reliable areas for windfalls later
in the plan period — Brighouse, Elland, Halifax, Ripponden and Todmorden. A discount rate of
20% has been applied to the historic delivery rates for these areas to calculate the windfall
allowance for the district in Years 6-15. In determining the level of discount to apply, the
Council wished to take a cautious approach whilst remaining realistic that windfalls sites will
continue to come forward. There are no certainties, and to some extent the discount figure
is a guesstimate. However, a range of factors has been considered as set out below.

Brighouse, Elland, Halifax, Ripponden and Todmorden have made an important contribution
to the number of windfall residential units completed in the district. These areas are historic
centres with numerous backland sites and small industrial premises no longer suitable for
modern employment uses, which are likely to be suitable for conversion to residential. The
other Local Plan areas contain historic towns and larger villages but these have not delivered
the same levels of windfalls in the past, and as such cannot be relied upon to deliver a
consistent level of housing over the Plan period.

It is to be expected that the larger settlements in the borough have and will continue to
contribute a larger amount of windfall completions, however, Sowerby Bridge has the lowest
number of windfall completions, with an average of 9 per year. This is likely to be because
this Local Plan area is the smallest, covering an area of just 445.3ha (compared to for
example, Halifax which is 4537ha).
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Ripponden has made an important contribution to windfall completions; with an average of
15.9 dwellings per year, it is the third highest Local Plan area. This is likely to be a reflection
of the desirability and popularity of the Ryburn Valley, with its range of services and
amenities, character, and road links to the M62. In terms of the area’s future contribution to
delivering the housing requirement, currently the Local Plan’s preferred sites for the
Ripponden Local Plan area totals 88 dwellings. It is considered that it is likely that Ripponden
will continue to contribute windfall sites given the popularity of the area, and the lack of
suitable sites over 0.25ha to allocate.

Between 2007/08 and 2018/19, 37% of all windfall completions in the five sub areas have
been conversions/change of use developments, and 95% have been on brownfield land,
which demonstrates the capacity of the urban environment to accommodate additional
residential dwellings. Halifax in particular is likely to contribute windfalls from town centre
apartment schemes and mixed use developments; which could also be the case in the other
towns but as they are smaller their contribution may not be as significant as Halifax. Mill
conversions and barn conversions have and are likely to continue to make an important
contribution to the total number of residential windfalls over the Plan period in other parts
of the district.

In determining the windfall allowance, past and future trends have been identified and a
cautious approach has been applied. Careful assessment is required so that the contribution
of windfalls is not over estimated, resulting in over reliance on windfall sites coming forward
and placing undue risk on the Local Plan being undeliverable; or under estimating their
contribution and thereby allocating more sites than necessary for new housing
development. This is particularly important in Calderdale where Green Belt release is
required to accommodate projected household and population growth. Windfall sites are
usually on brownfield land and in sustainable locations, close to existing community facilities
and public transport.

As the data is for residential completions only, it does not include the number of units which
currently have prior approval for change of use to residential. At the end of March 2019, a
total of 169 residential units have been completed under the permitted development rights,
94 of which were on windfall sites. These have been included in the figures set out earlier in
this paper.

The Council has also given prior approval for an additional 232 residential units, 230 of these
are on windfall sites. This figure is not included in the windfall allowance as these are not
completions. The majority of granted prior approvals have been for change of use from
office to residential or from agricultural buildings to residential. It is conceivable that the
number of residential units created through this process could continue to increase and
contribute to the number of windfalls in Calderdale.

The windfall allowance calculated above accounts for less than 10% (8.6%) of the total Local
Plan housing requirement. The Council believes this is a cautious approach, is realistic, and
does not place the delivery of the Local Plan at risk.
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Appendix 2
ACCESSIBLE & ADAPTABLE DWELLINGS

JUSTIFICATION FOR POLICY HS4 INDEPENDENT LIVING

Introduction

National Planning Policy Framework requires local authorities to plan for a mix of housing
based on current and future demographic trends, including older people and people with
disabilities. These needs should be met from a range of sources including appropriately
located market housing through to residential institutions. Planning Practice Guidance is clear
that plans need ‘to consider the size, location and quality of dwellings needed in the future for
older people in order to allow them to live independently and safely in their own home for as
long as possible, or to move to more suitable accommodation if they so wish’.

The Councils’ approach to the challenge of housing the elderly is to support the wish of older
people to remain independent for longer within their existing community where possible.
Supporting independent living can help to reduce costs to health and social services and
providing more options for older people to move can free up houses that are under occupied.

However, there are challenges associated with this aspiration and the significant growth of the
65+ population in Calderdale over the period of the Local Plan, with regards to ensuring that
the housing stock meets older persons needs. The number of residents in Calderdale with a
serious or moderate physical disability is also likely to increase over the Plan period; the
housing needs of these residents will also need to be met.

The number of older households in the UK is set to increase by 60% between 2014 and 2039.
This is likely to coincide with an increase in demand for adaptable and accessible dwellings.
The 2012 English Housing Survey'' states that 95% of 21.5m homes in England are not fully
“visitable” by disabled people, including wheelchair users. In addition, in 44% of the current
housing stock, work to make properties “visitable” would not be feasible or would be very
expensive.

The Council has a statutory duty to provide disabled adaptations. In the three years preceding
the Calderdale Housing Strategy 2012-2017, £1.5m was made available annually for the
provision of major and minor adaptations, maintenance of lifting equipment and assistance to
relocate to a more suitable home. However, there will be some residents who will arrange

1 Habinteg — 7 points about the new Housing Standards 2015 (October 2015)
http://www.habinteg.org.uk/download.cfm?doc=docm93ijijm4n1359.pdf&ver=1528
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and pay for adaptations without approaching the Council; these adaptations will not be
included within the statistics discussed later in this document, and represent further need and
demand for accessible and adaptable dwellings.

In addition to costs to the public purse, there are also implications for the NHS in terms of
“bed blocking”, where patients cannot be discharged from hospital due to their home not
being appropriate/adequate for their needs. In Calderdale in 2015/16, a delay in discharging
patients because their home required adaptations resulted in patients staying in hospital for
an additional 394 days.

The 2015 Strategic Housing Market Assessment (SHMA) highlights the importance of
considering the older population in isolation, in order to understand how this group has
changed over recent years and how future need pressures can impact on their requirements
for new housing. The growth in the older population is likely to have significant implications
not only for the type and size of property, but also around the needs of such households in
terms of proximity to services and mobility.

Optional Building Regulations M4(2) and M4(3)
In March 2015, the Government announced a new approach to the setting of technical

standards in England. These changes saw the replacement of the Lifetime Homes standard by

optional building regulations that local authorities are able to adopt via the inclusion of a
policy in their Local Plan. In order to include a policy, local planning authorities must
undertake a local needs assessment and viability must be assured.

Calderdale MBC considers that it has the evidence to demonstrate that inclusion of a policy to
require Building Regulation M4(2) ‘Accessible and Adaptable Dwellings’ in the Local Plan. The
text in the rest of this report provides the justification for Policy HS4 Independent Living. It
covers the required criteria set out in PPG.

Accessible and Adaptable Dwellings are defined in ‘Approved Document M Access to and use
of Buildings’** as a dwelling that ‘makes reasonable provision for most people to access the
dwelling and incorporates features that make it potentially suitable for a wide range of
occupants, including older people, those with reduced mobility and some wheelchair users’.

Wheelchair User Dwellings are as a new dwelling ‘makes reasonable provision either at
completion or at a point following completion, for a wheelchair user to live in the dwelling and
use any associated private outdoor space, parking and communal facilities that may be

12

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/540330/BR_PDF AD M1 2

015 with 2016 amendments V3.pdf
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provided for the use of the occupants’. It is considered at this stage that the Council does not
have the evidence to support a policy for wheelchair user dwellings. The remainder of this
report therefore comprises the evidence for accessible and adaptable dwellings.

1.12 The structure of the report is as follows, in line with the requirements of PPG:

o The likely future need for housing for older and disabled people (including
wheelchair user dwellings)

e Site, location, type and quality of dwellings needed to meet specifically
evidenced needs (for example, retirement homes, sheltered homes or care
homes)

e The accessibility and adaptability of existing housing stock

e How needs vary across different tenures

e The overall impact on viability.

2. The likely future need for housing for older and disabled people (including
wheelchair user dwellings)

2.1 The older population in Calderdale is projected to increase over the Plan period and will
comprise a significant proportion of the total population by 2033.The 2018 SHMA updated
modelling from the 2015 SHMA with regards to the projected change of the older population.
The following table from the 2018 SHMA shows how the older age groups are projected to
change between 2016 and 2035.

Table 1- Projected population change 2016-2035
2016 2035 Change % Change
65-74 21,741 28,047 6,306 29%
75 -84 11,392 18,594 7,202 63%
85 and over 4,707 10,286 5,579 119%
65 and over 37,840 56,927 19,087 50%
75 and over 16,099 28,880 12,781 79%
2018 SHMA
2.2 The number of Calderdale residents aged 65 and over is projected to increase by 50% over the

period 2016-2035, with around 19,100 older residents in this age group. Of this total, two
thirds are projected to be aged 75 and over, with the number of such residents projected to
grow by 70%. The number of residents aged 85 and over is expected to more than double.
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2.3

The 2014 Sub National Household Projections (published in July 2016) project ahead to 2039,

and show that the number of older households (65+) in Calderdale is set to increase from
25,000 to 41,000 between 2014 and 2039. This is an increase of 58% in the number of
households where the “household representative”*® is aged 65 and above. As a proportion of
the total number of households in Calderdale, in 2039 the 65+ households will represent 38%

of the total, compared to 28% in 2014.

Table 2 — Number of Households 2014 - 2039

TOTAL HOUSEHOLDS 65+ HOUSEHOLDS
% %
2014 2039 CHANGE 2014 2039 CHANGE
CALDERDALE | 91,000 109,000 20% 26,000 41,000 58%
WEST o )
YORKSHIRE 941,000 1,115,000 18% 248,000 376,000 52%
wa;p;ND & 22,746,000 | 28,004,000 | 23% 6,481,000 10,352,000 | 60%

Sub National Household Projections 2014 (published July 2016)
https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-projections

2.4

Although not on the scale of the projected increase in the older population, the tables below

show that overall there will be an increase in the number of residents in Calderdale who will

have either a moderate or serious physical disability. In 2030, over 10% of the population of

Calderdale aged 18-64 will have either a moderate or serious disability. The 55-64 age group

will see the largest increase.

Table 3 — Number of people predicted to have a moderate physical disability 2017 - 2035

People
predicted to
have a
moderate
physical

2017

2020

2025

2030

2035

%
change
2017 -
2035

% of
population
in 2035

B “household representative” defined as the individual taken to represent the household; usually taken as the

eldest male (CLG)
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disability

18-24 627 599 590 644 648 +3.3% | 0.3%
25-34 1079 1092 1079 1021 1046 -3.0% 0.5%
35-44 1467 1467 1523 1562 1546 +5.4% | 0.7%
45-54 3123 2978 2735 2677 2774 -11% 1.2%
55-64 3978 4291 4589 4455 4097 +3% 1.7%
TOTAL 10,274 | 10,427 10,518 10,359 10,111 -1.6% 4.4%
ENGLAND ;6626'9 2,680,427 | 2,731,079 | 2,728,651 | 2,713,989 | +3.3% | 4.3%

Based on Health Service for England, 2001 via PANSI, 2018 http://www.pansi.org.uk/

Table 4 — Number of people predicted to have a serious physical disability 2017 - 2035

People

predicted to % % of
(1)

have a1 2017 2020 2025 2030 2035 GEE | ey

serious 2017 - in 2035

physical 2035

disability

18-24 122 117 115 126 126 +3.3% 0.1%

25-34 103 104 103 97 100 -2.9% 0.04%

35-44 445 445 462 474 469 +5.4% 0.2%

45-54 869 829 761 745 772 -11% 0.3%

55-64 1549 1670 1786 1734 1595 +3% 0.7%

TOTAL 3,089 3,166 3,228 3,177 3,062 -0.87% 1.6%

ENGLAND 772,278 795,256 819,366 816,668 803,498 +4.0% 1.3%

Based on Health Service for England, 2001 via PANSI, 2018 http://www.pansi.org.uk/

Table 5 — Number of people aged over 65 in Calderdale unable to manage at least one mobility

activity on their own

% of
2017 | 2020 | 2025 | 2030 | 2035 populatio
nin 2035
People -ag-ed 65-69.unable to manage at least 1004 | 952 1064 | 1208 | 1233 0.54%
one activity on their own
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People :‘;\g_ed 70-74.unable to manage at least 1348 | 1494 | 1358 | 1530 | 1738 0.76%
one activity on their own

People ?g_ed 75-79.unable to manage at least 1149 | 1293 | 1698 | 1548 | 1755 0.78%
one activity on their own

People :‘:\g_ed 80-84.unable to manage at least 1201 | 1313 | 1537 | 2018 | 1884 0.83%
one activity on their own

People aged 85 and ovef unable to manage at 175 | 2345 | 2720 | 3400 | 4485 1.97%
least one activity on their own

People aged 65 and over unable to manage at | oo, | 7397 | g377 | 9704 | 11,095 | 4.87%
least one activity on their own

Living in Britain Survey 2001 via POPPI, 2018

2.5

2.6

The most significant change witnessed by the Council has been the number of children
requiring adaptations, and generally the cost of adaptations for children are increasingly larger
often requiring he provision of a small extension to provide access to bathing, sleeping and
the provision of care at home. Typically, the adaptations for an adult consist of the provision
of a stair lift or level access shower, and cost in the range of £5000-£10,000 whereas
adaptations for children are often above £20,000.

The table below shows the number of referrals for children aged under 19 and below. These
numbers do not necessarily include the number of adaptations carried out as works do not
proceed for a number of reasons. In addition, some customers have more than one referral in
each year.

Table 6 - Referrals of Under 19s in Calderdale

2014/15

2015/16

2016/17

2017/18

Number of Customers

75

61

68

79

Number of referrals (major and minor)

87

94

88

95

2.7

3.1

The statistics and information provided above show that there is a current and future need to
meet housing needs of older and disabled residents of Calderdale. The older population
particularly will make up a significant proportion of the population by the end of the Plan
period, and the Council considers it essential that their housing needs are met, particularly
with regard to them remaining in their own homes. The number of disabled people will also
increase, and it is equally important that homes are accessible and adaptable to minimise
disruption, and maximise quality of life for them and their families.

Size, location, type and quality of dwellings needed to meet specifically evidenced
needs (for example retirement homes, sheltered homes or care homes)

The 2018 SHMA specifically identifies the need for specialist housing in Calderdale to meet the
needs of older people and suggests that there will be a need for 2,173 specialist housing units
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3.3

3.4

3.5

3.6

between 2016 and 2035; provided through sheltered housing, enhanced sheltered housing
and extra care housing. This equates to demand for 114 additional specialist housing units
between 2016 and 2035. This demand does not include the future need for communal
establishments such as care and nursing homes, but the SHMA suggests that there will be a
need for 803 bed spaces in communal establishments up to 2035. This is based on an assumed
growth in the number of people living in communal establishments and is not linked to policy
objectives of the Council, where the priority is to increase the provision of Extra Care
accommodation.

Housing Services recognise that the changing aspirations of the baby boomer generation are
resulting in a falling demand for residential care, whilst the demand for extra care housing
continues to increase. At February 2018, there was a waiting list of 108 people/households
(some likely to be couples) for Extra Care accommodation, whilst there are currently four
extra care schemes in Calderdale providing 160 units. The sites in Halifax, Hebden Bridge and
Elland are all operated by Together Housing Group, with the most recently developed scheme
at Skircoat Green operated by Abbeyfield.

The Council’s Housing Strategy 2012-2017 had suggested that there will be increasing demand
for older people’s housing and services in the Lower Valley, particularly Brighouse, and in the
Upper Calder Valley, particularly Todmorden. An extra care scheme for 65 apartments, with a
dementia focus in Brighouse, received planning permission February 2018, is currently on site
and expected to complete Winter 2019/2020. Funding of £500,000 has been earmarked to
support a scheme in lllingworth. Officers are exploring options for the 7™ extra care scheme.

As more Extra Care Schemes are in the pipeline, there have been losses in residential care
schemes. In 2015/16, two care homes closed resulting in the loss of 57 beds; and in 2016/17
two further care homes, with a loss of 58 beds. Additionally, so far in 2017/18, two care
homes have closed with a loss of 76 beds. However, one care home opened in April 2017
providing 81 beds, and a new care home in Brighouse with 61 beds has recently opened.

As highlighted in the 2015 SHMA, older households are typically likely to occupy smaller
properties — 60% of older households contain one or two bedrooms, compared to 45% of all
households. The majority of older households own their own homes, although a relatively
high proportion of older people socially rent compared to all households. The SHMA does not
indicate particular geographies for the greatest demand for older person’s housing.

The 2011 Census includes indicators of health and disability in Calderdale. The Census found
that 1.2% of residents in the district describe their health as very bad. Furthermore, a total of
16,730 residents (or 8.2%) feel that their day to day activities are limited a lot by their long-
term health problem or disability, of which 897 lived in communal establishments at the time
of the Census. The Census further shows that almost three-quarters of those residents in
communal establishments who are significantly limited by their health or disability are aged
75 or over.
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4.3

4.4

This suggests that the majority (approximately 95%) of those whose day to day activities are
limited a lot by their long-term health or disability do not live in communal establishments,
suggesting that many live at home or with relatives, friends or carers. This reinforces the need
to ensure that there is a sufficient supply of adapted homes.

The Council's approach to the challenge of housing the elderly is to support the wish of older
people to remain independent for longer within their existing community where possible.
Supporting independent living within general market housing can help to reduce costs to
health and social services and providing more options for older people to move can free up
houses that are under occupied.

The accessibility and adaptability of existing housing stock

As mentioned above, the provision of disabled adaptations is a statutory requirement for
Local Authorities. However, the Council does not currently monitor the age of properties
which require adaptations, although works are carried out on a range of homes, from
Victorian to new builds.

Although grant legislation requires a property to be of a suitable condition in order for a
customer to apply for the Disabled Facilities Grant, there are very few properties that are
unadaptable due to the condition of the property. As part of the process of applying for a
Disabled Facilities Grant all customers are asked or considered for relocation. Relocation has
become a favourable option due to the pressure on social housing providers to work to deal
with under occupancy. Current demand for relocation is at the highest level recorded in
recent years with in excess of sixty customers of the relocation list managed by the Accessible
Homes Agency.

There are currently 90 people on the waiting list for major adaptations (specially adapted
home), with approximately 280 people with works in progress or at sign up stage. The number
of referrals for major works appears to have peaked, but this is likely to be attributed to a
change in the way that people are referred for assistance. Many assessments for bathing are
now carried out through the Bathing Project, this is where customers are assessed within 6
weeks of request and many receive alternatives such as equipment. This has also resulted in
the number of people being referred for minor adaptations increasing.

The table below shows the number of adaptations carried out between 2014/15 and 2017/18.
Note these are completed works, and do not include the number of customers who contact
the Accessible Homes Agency but works did not proceed or were cancelled.

Table 7 - Level of Works Completed 2014/15 — 2017/18

2014/15 2015/16 2016/17 2017/18

Major Works 265 215 294 269
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Minor Works 2026 1957 2712 2898
Relocation 47 55 55 35
TOTAL 2338 2227 3061 3202

The table below shows that generally the scale of adaptations has remained constant with
most adaptations costing less than £10,000. This reflects that most customers only have one
or two adaptations provided such as a stair lift, a level access shower or hoist, or a
combination of these. Recycling of items such as stair lifts, ceiling track hoists, wash/dry toilets
and even floor lifts has continued to reduce costs of adaptations as numbers of recycled items
increases. The increase in larger adaptations for children is beginning to show through the
slight increase in adaptations above £10,001. It is anticipated that this will continue to grow in
future years unless more fully adapted or larger houses are constructed.

Table 8 - Cost of Adaptations Undertaken by CMBC 2014/15 —2017/18

% Adaptations

2014/15 2015/16 2016/17 2017/18
£5,000 and below 48 60 58 52
£5,001 - £10,000 46 37 35 40.5
£15,001 - £15,000 4 1.5 3.5 4
£15,001 - £20,000 2 1.5 1.5 2.5
£20,001 - £25,000 0 0 0.5 0.5
£25,001 - £30,000 0 0 0.5 0.5

Table 9 - Total cost of adaptations

Year Cost
2013/14 £2,260,143
2014/15 £959,256
2015/16 £2,512,500
2016/17 £2,167,449

Table 9 above shows the total cost of adaptations. They are funded through the Better Care
Fund, but there is an element of means testing for customers.

There has been a considerable waiting list at each year end, as works undertaken have
historically been restricted by the amount of funding received, which has itself varied
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considerably from year to year. However, funding in the last two years has considerably
increased and this has allowed the number of people on the waiting list to be considerably
reduced. Demand continues to rise for minor adaptations, and referrals for Major Works
(Disabled Facilities Grant works) have peaked. This has also been partly attributed to a more
appropriate referrals system. Housing Services are working with colleagues in Occupational
Therapy to ensure that referrals for Major Works are appropriate.

The Continuous Recording (CORE) system is a national information source that records
information on the characteristics of both private registered providers and local authority new
social housing tenants and the homes they rent. It includes information on trends in social
housing lettings over time, characteristics of tenants with new social housing lettings, and
types of tenancy agreements.

For the period 2014/15, over 1400 new tenancies were signed in Calderdale for general needs
housing provided by Private Registered Providers. Of these new tenancies:
e 172 tenants gave ill health and disability resulting in the property no longer being
suitable as the reason for leaving their previous housing
e 267 of new tenants were previously renting accommodation privately, and 72 were
owner occupiers.
e 782 were new tenants and 632 were existing tenants.
e 3required fully wheelchair accessible housing or access to essential rooms
e 134 required level access housing
e 69 had other disability related requirements
e 43 required wheelchair standard housing.

4.10 For the same period, over 250 new tenancies were signed in the district for supported housing

provided by Private Registered Providers. Of these tenancies:

e 35 tenants gave ill health and disability resulting in the property no longer being
suitable the reason for leaving their previous housing

o 42 of new tenants were previous renting a general needs local authority property, 52
were already in supported housing, and 38 were owner occupiers.

e 124 were new tenants, and 127 were existing tenants

e 11 tenants required fully wheelchair accessible housing or access to essential rooms

e 32 tenants required level access housing

e 39 tenants had other disability related requirements

e 87 dwellings were fitted with aids or adaptations

o 46 dwellings were designed to wheelchair user standard

e 118 dwellings were not designed to any mobility standard.

4.11 The information above shows that residents are relocating due to unsuitability of their existing

property in meeting their needs. If more homes are accessible and adaptable, more people
will be able to stay in their own homes.
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How needs vary across different housing tenures

Information on tenure on the general 65+ population can be extracted from the 2011 Census.
The table shows that the older population have a higher propensity to own their own homes.

Table 10 - Tenure of older households

65+ o
Rented from | Total no. 65+ o WEEL I
. of 65+
Council or other | households
. households
social rented
Rented from
Council or other | 234 2360 9.9%
social rented
Owner Occupied 1971 2360 83.5%

Source: Census 2011

The tenure of properties having either Major or Minor adaptations shows a marked increase
in the number of adaptations to owner occupied properties and other ownerships. This
reflects the significant effort in the last two years by the Health Authority and Local Authority
to help customers remain in their own homes in order to reduce the overall cost of care, the
help of the Accessible Homes Agency and Handy Person Service playing an important part in
delivering this change to care provision. With the added support of the increased number of
customers relocating within social housing it can be seen more and more customers are
remaining at home longer.

Table 11 - Tenure of Completed Adaptations

2014/15 | 2015/16 | 2016/17 | 2017/18
Registered Social 312 270 348 303
Landlord 545 534 650 683
Owned 1140 1209 1688 1679
Private Rented 113 97 197 139
Other 228 117 178 398
Total 2338 2227 3061 3202
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The overall impact on viability

A Viability Assessment was prepared in January 2018 for the Local Plan Initial Draft. This
assessed all the site allocations for economic viability, taking into account the draft
development management policies including that of HS4 Independent Living. It concluded
that ‘the development of constrained/Greenfield sites is viable across all areas of the Borough
after taking into consideration the implications of HS4. In addition, the average land values,
for unconstrained/Greenfield sites, in all but Zone 9, are still considerably higher than the
minimum benchmark land value for Greenfield/unconstrained sites (£187,500 per acre) after
taking into account the implications of Policy TP32’. It also concluded that with regards to
brownfield sites in Zones 2, 3, 5 and 7, ‘the average brownfield land values in Zones 2, 3, 5 and
7 after taking into account the impact of Policy HS4, are comparatively low...". It also
reaffirmed that most of the brownfield sites in Zone 9 are currently assessed as unviable
before the application of Local Plan policies, and so Policy HS4 would compound viability
challenges. However, the approach was taken to assume all brownfield sites require
remediation and mitigation costs have been applied to the whole site.

The Viability Assessment concluded that almost 60% of the proposed housing allocations are
viable and generate land values in excess of the minimum benchmark land values after the
application of Policy HS4. For sites where viability is a challenge, the policy states that the
Council will consider waiving the requirement if it would render it unviable.

The Viability Assessment also considered the impact of the policy with other policy
requirements and the Community Infrastructure Levy, and suggested that it is still appropriate
to require developments on sites in all zones to comply with Policy HS4.

Conclusion

The Council considers that this paper provides sufficient justification for inclusion of Policy
HS4 in the Local Plan. Policy HS4 Independent Living requires proposals for new residential
development to ensure that 100% of the units are adaptable and accessible homes. The
population of the borough is ageing. By 2037, 23% of the population will comprise of residents
aged over 65 years. Older households will account for 37% of all households in the district. By
2030, it is projected that over 10% of the (18-64) population will have either a moderate or
serious disability. According to the 2011 Census, 8.2% of the population of Calderdale stated
that their health limits a lot their day to day activities. An ageing population is likely to
increase the proportion of the population with limiting health issues.

Given the topography and environmental constraints in Calderdale, it is acknowledged that
achieving 100% adaptable and accessible homes on all sites is likely to be challenging to
achieve. However, the Council is required to plan to meet housing needs of all groups, and
therefore considers it essential that new housing is delivered which can meet current and
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future needs. It is therefore important to maximise the delivery of adaptable and accessible
homes on the sites where it can be achieved.

The Local Plan is required to meet needs of all groups of the population. The SHMA indicates
that there is a need for a further 21733 housing units for older people — sheltered
accommodation, extra care housing etc. There is falling demand for residential care; older
people wish to stay in their own homes for as long as possible, and also retain their
independence for as long as possible. Building accessible and adaptable homes may reduce
pressure on Extra Care schemes, as homes will adapt to changing needs.

The adaptations carried out by the Council are funded through the Better Care Fund, with
some means testing (and contributions where appropriate). The increasing elderly and
disabled population in the Borough is likely to place additional demand on the public purse to
meet these funding pressures.

Building regulations do not have the flexibility that previous planning standards have, i.e.
there will be no room for negotiation on a site by site basis. It is important to avoid blanket
ratios across the district, which could result in some sites being unviable or undeliverable, or
having the effect of reducing capacity, especially in Calderdale given the topography of a large
number of the potential Local Plan housing allocations.
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Appendix 3

Positioning of Local Plan New Housing Sites and Mixed Use Sites with Residential Element

Local Draft Plan Site Indicative Build Planning Type of Year
Plan Site Address Local Plan Area Area Developable  Capacity Out Application Planning Available 1 4 5 6 7 8 9 10 11 14 Commentary
. Propsed Use .
Site Ref (ha) Area (ha) Rates Ref Permission
LPOO11 Tenterfields, Burnley Road Mytholmroyd New Housing 2.63 2.11 63 40 Yes 40 23 Site confirmed as available in early part of
Luddenden Foot, Halifax. HX2 6 Site the Plan period. Single landowner.
LP0026 The Gate Farm, Saddleworth Elland Additional 2.23 2.23 67 40 Yes 0 27 No availability information regarding small
Road Greetland, Elland. HX4 New Housing section of site adjacent to Saddleworth
8NW Site Road. Multiple landowners, close to 1407.
Highways Engalnd suggest development of
this site not be commenced until completion
of the RIS schemes programmed to start in
the current roads period (2015/16-2019/20).
LP0037 Long Heys Farm, Long Heys Elland New Housing 0.95 0.84 30 30 Yes 30 Site confirmed as available but no indication
Greetland, Elland. HX4 8BJ Site of timescales for delivery. Single landowner.
No housebuilder on board although owner
confirmed in 2019 that discussions were
taking place with two developers.
LP0044 Cemetery Lane, Lower Bentley Sowerby Bridge New Housing 2.95 2.95 112 40 Yes 20 40 40 12 Site confirmed as available in early part of
Royd Sowerby Bridge. HX6 1DN Site the Plan period. Single landowner. However,
no housebuilder on board and site requires
policy change to enable development as
currently Green Belt.
LP0O046 Goosegate Farm, Heathy Lane Halifax New Housing 0.75 0.7 25 30 Yes 15 10 Site confirmed as available in early part of
Holmfield, Halifax. HX2 9UN Site the Plan period. Single landowner. However,
no housebuilder on board.
LPO053 Land off Key Syke Lane, Kilnhurst Todmorden New Housing 0.43 0.29 13 30 Yes 13 Site is confirmed as available and will be
Todmorden. OL14 6AW Site coming forward with a planning application
as soon as the site allocation for housing is
adopted.
LPO065 Land north-west, Nab End Lane Elland New Housing 1.01 0.65 23 30 Yes 23 The eastern field is only available when
West Vale, Elland. Site current equestrian use ceases. It is therefore
positioned later in the Plan period.
LP0103 Land at, Horley Green Road Halifax New Housing 1.25 1.25 29 40 Yes 20 9 Both capacity and positioning amended
Claremount, Halifax. Site based on information from THG/CMBC
Housing Services. Capacity reduced from 56
to 29 dwellings. Delivery moved back from
Y4 and Y5 to Y5 and Y6.
LP0146 Land to the west of West View, Elland New Housing 0.86 0.86 31 30 Yes 30 Site is currently owned and occupied by a
Church Lane Stainland, Elland. Site Traveller family. This site is available but
positioned later in the Plan period.
LP0O164 Site of High Level Works, Pellon Halifax New Housing 0.38 0.38 34 30 16/00160 Lapsed Yes 15 || 19 Site had outline planning permission
Lane Pellon, Halifax. Site (16/00160/0UT). This has now lapsed with
no reserved matters submission.
LP0O174 End of, Wilton Street Brighouse.  Brighouse New Housing 2.82 1.85 15 30 Yes 15 The site is in single ownership with no agent
HD6 2QY Site or developer interest identified.
LP0177 Land adjacent Ellistones Place, Elland Additional 9.87 6.65 200 40 Yes 40 40 40 40 40 Currently Green Belt and therefore requires
Saddleworth Road Greetland, New Housing adoption of Plan. Barratts promoting site
Elland. HX4 8LG Site and state they can commence development
within a year of planning approval. One
sales outlet.
LP0221 Land at, Spring Head Northowram New Housing 1.82 1.27 46 30 Yes 15 30 1 The site is in single ownership. No
Northowram, Halifax. HX3 and Shelf Site housebuilder interest has been identified.

Currently Green Belt and requires adoption
of Plan.
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Positioning of Local Plan New Housing Sites and Mixed Use Sites with Residential Element

Local Draft Plan Site Indicative Build Planning Type of Year
Plan Site Address Local Plan Area Area Developable  Capacity Out Application Planning Available 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 Commentary
. Propsed Use .
Site Ref (ha) Area (ha) Rates Ref Permission
LP0234 Swinton, Hays Lane Mixenden, Halifax New Housing 3.33 2.52 98 40 17/01234 Under Yes 20 (| 20 || 20 || 20 18 Planning Permission 17/01234/FUL
Halifax. Site Construction approved 29th Nov 2018 and site under
construction. Survey response states build
out by June 2023 and trajectory adjusted to
reflect this. No completions by publication
of March 2019 HLA.
LP0238 Land at rear of former St Halifax New Housing 0.31 0.31 12 30 Yes 12 Two landowners. No known housebuilder
Bernadettes Church, Clough Site interest. Positioned later in plan period due
Lane Mixenden, Halifax. to current low housing market demand.
LP0242 Land opposite 109-119, Halifax New Housing 0.40 0.4 14 30 Yes 14 CTHIP site. Council owned land. Site moved
Mixenden Road Mixenden, Site forward from Y15 to Y5 based on
Halifax. information from Housing Services
LP0253 Junction of Grosvener Place, Mytholmroyd New Housing 0.28 0.28 11 30 Yes 11 Site owner has confirmed intention to
Burnley Road Luddenden Foot, Site develop site by 2023 but has stated a mixed
Halifax. use with 23 units. In lieu of firm details, site
capacity has been retained as 11 and the
Council's preferred use as new housing.
However, given the confirmation of an
intention to develop the site and to include
residential use the site has been moved
forward from Y11 to Y6.
LP0261 Land at, Turner Avenue South Halifax New Housing 2.69 2.69 77 40 Yes 21 30 26 The site has been identified in the
Ovenden, Halifax. Site Calderdale North Halifax Transformation
Project. Delivery timescales have been
provided by Housing Services. Moved
forward from Y6 to Y8 to Y5 to Y7.
LP0264 Car Park Between, Well Lane / Halifax Mixed Use Site 0.39 0.39 30 30 Unknown 10 10 10 The Council will continue to consider
King Street Halifax. opportunities to bring this site forward in
the context of the Town Centre Delivery
Plan. Together with LP 1170 this site forms a
major development project aiming to meet
the primary objective of unlocking sites to
attract investment, where the Council is
working with stakeholders to resolve
technical, legal and ownership issues.
LP0287 Land rear of 287, Willowfield Sowerby Bridge New Housing 0.84 0.73 10 30 18/01326 Full Yes 10 18/01326/FUL - Demolition of existing
Road Halifax. Site bungalow to facilitate the construction of
ten detached dwellings (amended plans)
permitted 30.10.2018.
DM survey response: Developers on site
July/Aug 2019. No survey response from
developer.
LP0289 Land off, King Cross Street Halifax Mixed Use Site 0.42 0.42 32 30 Unknown 10 10 12 The Council will continue to consider

Halifax. HX1 2SH

opportunities to bring this site forward in
the context of the Town Centre Delivery
Plan, and any future funding sources, but to
date no timescale or funding has been
identified.

The Viability Study considered the site viable
but assessed this on the basis of the whole
site being developed for housing. No further
details of capacity in Statement of
Deliverability and therefore indicative
capacity figure based on a previous
permission.

Positioned later in Plan period due to
uncertainty around timing.
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Local Draft Plan Site Indicative Build Planning Type of Year
Plan Site Address Local Plan Area Proosed Use Area Developable  Capacity Out Application Planning Available 1 4 5 6 7 8 9 10 11 12 13 14 15 Commentary

Site Ref R (ha) Area (ha) Rates Ref Permission

LP0327 Land off, Halifax Road Todmorden Additional 0.33 0.33 38 30 Unknown 30 8 Council owned site and available. Viability
Todmorden. OL14 5AT Mixed Use Site Study assessed site as brownfield wholly for

housing, as viable. Flooding constraints will
need to be overcome before site is
developed for more vulnerable uses. No
further information in Statement of
Deliverability. Site is therefore positioned
later in plan period.

LP0338 Land adjacent Whinney Hill Park,  Brighouse New Housing 0.60 0.6 22 30 Yes 15 7 Single ownership and confirmed available.
Whinney Hill Brighouse. Site No known agent or developer interest.

Moved back beyond 5YHLS period.

LP0O353 Land to the rear 109, Fairfax Halifax New Housing 0.32 0.33 9 30 19/00833 Full Yes Site under construction (19/00833/FUL) for

Crescent Southowram, Halifax. Site Mosscare St Vincent's (Registered Provider).
Council owned land. Moved forward form
Y5 to Y3 based on information from Housing
Services.

LP0397 Land adjacent to Daisy Bank, Halifax New Housing 0.52 0.52 10 30 Yes 10 The site has been confirmed as available,
Savile Park, Halifax. HX1 Site although there are multiple landowners.

LP0407 Spring Hall Mills, Mile Cross Halifax New Housing 0.47 0.47 16 30 17/01039 Full Yes 15 1 Site confirmed available and benefits from
Road Halifax. Site permission 17/01039/FUL (approved

February 2019). However, it has been
assessed as unviable and so remains
positioned later in the trajectory.

LP0435 Land off, Haugh End Lane Sowerby Bridge New Housing 0.30 0.3 14 30 Yes 14 The site has been confirmed as available in
Sowerby, Sowerby Bridge. HX6 Site early part of the Plan period. However, no
3BJ housebuilder interest has been identified.

LP0438 Land off, Dean Lane Sowerby, Sowerby Bridge New Housing 0.63 0.37 13 30 Yes 13 Two landowners, both confirmed the land is
Sowerby Bridge. Site available for development. Agreement in

principle with housing association. Detailed
negotiations in progress.

LP0O452 Land at Ovenden Green, Halifax New Housing 2.45 2.45 98 40 Yes 20 40 38 Single landowner. Confirmed site is available
Ovenden, Halifax. Site in the early part of the Plan period.

LP0454 Land off, Wheatley Road Lee Halifax New Housing 1.06 0.66 14 30 Yes 14 The site has been identified in the
Mount, Halifax. Site Calderdale Together Investment

Partnership. Delivery timescales have been
provided by Housing Services. Moved back
from Y3 to Y5.

LP0478 Hartwell Ford garage, Skircoat Halifax New Housing 0.28 0.28 11 30 Yes 11 Single landowners have confirmed the site is
Road Halifax. Site available. They are appointing a marketing

agent.

LP0O509 Land and Buildings opposite B&  Elland Mixed Use Site 1.90 1.9 90 40 18/00815 Outline Unknown 30 30 30 Recent outline planning permission includes

M, Dewsbury Road Elland.

residential. As no response to survey of
major sites and evidence as to when this
permission will proceed positioned
immediately beyond current 5YHLS period
but partially within 5YHLS period on
adoption. Potential to come forward earlier.
There are issues of viability with other land
use types reducing the options for
develo