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FIRECREST LAND LIMITED 

MATTER 2 

CONFORMITY WITH THE CORE STRATEGY AND NATIONAL PLANNING POLICY  

 

1.0 Five year supply observations  

1.1 The Council issued an Assessment of Five Year Housing Supply in October 2014 and maintain 

that they can demonstrate a five year housing land supply as shown in their Table 1 – 

Calculation of the 5 year supply   

1.2 It is the Respondents position that the Council cannot demonstrate a sound five year housing 

supply. There are two important elements to this argument.  

1.3 Firecrest firstly consider that the Council’s approach to the calculation of five year supply is 

outdated and does not reflect current national guidance (NPPG) on accounting for undersupply 

earlier in the plan period and addressing it within the subsequent 5 year plan period.  The 

Council work to a base date of 2004 for their plan period and have accumulated a delivery 

shortfall of 1621 dwellings over the 10 year period to 2014 against their set delivery targets ( 

2004-8 - 550 dwellings per annum and 2008-14 - 750 dwellings per annum).   

1.4 NPPG paragraph 3-035 states that  

 “Local Planning Authorities should aim to deal with any undersupply within the first 5 years of 

the plan period where possible. Where this cannot be met in the first 5 years, local planning 

authorities will need to work with neighbouring authorities under the ‘Duty to Co-operate”   

1.5 This (Sedgefield) approach is also reflected in the July 2013 issued guidance from the Planning 

Advisory Service entitled – Ten Key Principles for Owning Your Housing Number – finding your 

objectively assessed needs.     

 “There is no guidance or advice which sets out the preferred approach. However, the ‘Sedgefield 

approach’ is more closely aligned with the requirements of the NPPF and the need to boost 

significantly the supply of housing and remedy the unsatisfactory consequences of persistent 
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under delivery. Inspector’s decisions in relation to S78 appeals confirm their preference for this 

approach”  

1.6 NLDC have not sought to address their shortfall over the next 5 year period 2014-19,and have 

not sought to work with neighbouring authorities to address the situation as required by the 

NPPG. Instead, they continue to spread the rising shortfall over the plan period to 2026 using 

the Liverpool approach, and add in only a 5% buffer to their requirement, reflecting only the 

minimum requirement of paragraph 47 of the NPPF notwithstanding the high level of historical 

under-provision from the start of the plan period.  It is the respondent’s view that a 20% buffer 

should be applied to the 5 year supply requirement (including the shortfall in provision from 

2004) an approach confirmed in the recent Droitwich Appeals (see below) 

1.7 In the table at Appendix 1, the respondent recalculates the Council’s five year supply figures, 

addressing the 2004-2014 under-delivery in the 5 year period 2014-2019. They include 

alternative options for a 5% and 20% buffer although strongly maintain that a 20% buffer should 

be applied for a record of persistent under delivery since 2007 where the Council have not 

delivered the annual housing requirement in any of those 7 years. Furthermore, since the 

adoption of the Core Strategy in 2011, housing completions have averaged 338 per annum 

against a residual requirement to 2026 now standing at 883 dwellings per annum.   

1.8  By adjustment of the five year requirement in line with government guidance, North 

Lincolnshire should be delivering 1090 dwellings per annum incorporating a 5% buffer, or 1246 

dwellings per annum with a 20% buffer. Without even questioning the robustness of the 

Councils alleged deliverable supply of 4683 dwellings (2014-2019) at this stage, the table at 

Appendix 1 demonstrates that the Council can only demonstrate a 4.3 year supply with a 5% 

buffer and only 3.76 years with a 20% buffer.  This approach to calculating supply is established 

in a recent appeal decision at Droitwich (APP/H1840/A/13/2199085) where the Inspector stated 

at paragraph 8.46: - 

 “It is also clear that the 20% buffer should be applied to the entire 5-year requirement 
 (including the historic shortfall). The Council could not point to any provision in policy or 
 previous decisions which supports the contention that the 20% should not apply to the historic 
shortfall”      
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1.9 The second element of the five year assessment is to examine the robustness of the five year 

supply assumptions contained within the Council’s trajectory at Appendix 2 of the (HELADPD). 

Again, Firecrest consider that the Council’s position is fundamentally flawed in terms of the 

unrealistic delivery assumptions from many of the allocated sites within the five year supply 

period. 

1.10 The most remarkable delivery assumption within the trajectory relates to the Lincolnshire Lakes/ 

Western Urban Extension. Whilst this site does not specifically form part of the site allocations 

DPD for current examination, its delivery, or indeed non-delivery, has a massive bearing on five 

year supply and whether the Council can demonstrate a credible 5 year housing land supply 

legally necessary to secure adoption of the HELADPD.  

1.11 The Lincolnshire Lakes are identified as a major contributor to the 2014-19 five year housing 

land supply period delivering 450 dwellings per annum from April 2015, and indeed through to 

the end of the plan period to 2026. At the Core Strategy examination back in 2010 we were 

advised that 6000 dwellings would be completed by 2026. Four years later we are still advised 

(paragraph 3.26 of the HELADPD) that 6000 dwellings are to be developed within the plan 

period and the Housing Delivery Framework at Appendix 2 informs us that 1800 of these 

dwellings will be completed in Phase 1 of the trajectory by 2019.  Outline planning has recently 

been secured for circa 3,000 dwellings yet with no current Reserved Matters submissions or 

indeed any material start on site infrastructure, the prospects of completing 1800 dwellings in 

the first five year period is inconceivable. On major sites the lead in time from the submission of 

an outline planning application to the provision of essential advance site infrastructure and 

subsequently the delivery of the first dwellings can often be as much as 5 years. This assessment 

theory is backed by the Colin Buchanan Report "Housing Delivery on Strategic Sites" (2005). 

With only a (recent) outline in place and major advance infrastructure yet to commence the first 

completions are highly unlikely to be delivered before 2016-17 at the very earliest and then 

building up towards peak production over a number of years.     However North Lincolnshire 

Council persist in assuming wholly unrealistic delivery assumptions from 2015-16, rather than 

accepting that housing delivery will start later, take longer and ultimately be spread well beyond 

the plan period.     
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1.12 To deliver 450 dwellings per annum in one albeit broad location on the western side of 

Scunthorpe is wholly unprecedented in the region, and to expect that level of delivery to be 

reached and sustained from the outset is also completely unrealistic.  50 dwellings per annum is 

a standard delivery target for major housebuilders in a good market, equating to one market 

home sale per week. Thus delivery of 450 per annum would require 9 developers in full 

production and facing major competition to secure their target sales rate. As a comparison 

housing delivery rates across Scunthorpe as a whole have averaged just 193 dwellings per 

annum since the Core Strategy was adopted.  If the housing delivery for Lincolnshire Lakes for 

the period to 2019 were to be halved to 900 dwellings, (assuming housing completion from April 

2016 and not 2015, and subsequent delivery set  at 300 dwellings per annum) then this reduced  

but still hugely aspirational target on one site alone has the impact of  reducing the deliverable 

supply relied upon in the Council’s five year supply calculation by around 20% with consequent 

implications of further reducing the deliverable five year supply to between 3.03 and 3.47  years 

depending on which buffer was applied.    

1.13 Firecrest do have delivery concerns in respect of a number of the allocated sites in the 

HELADPD, particularly in relation to their deliverability within the 5 year period. In view of the 

critical housing delivery position within Scunthorpe and the obvious need for more sites to come 

forward, Firecrest are not objecting per se to the inclusion of any of the allocated sites in the 

HELADPD. They do however question availability and viability issues and welcome the 

Inspector’s approach to Matter 3 and the site by site discussion on each site. Firecrest will 

submit brief observations on these sites as appropriate in their Matter 3 Submissions. 

2.0 Release of Contingency sites         

2.1 The policy context for identifying contingency sites came forward from the Core Strategy 

examination in late 2010 where the vast majority of participants at the examination were highly 

sceptical at the housing delivery rates being advanced for the Lincolnshire Lakes development 

and the failure of the Council to have any credible fall-back position if LL failed to deliver in the 

timescales and completion rates assumed by the Council.  With direction from the Inspector, 

Policy CS7 – Overall Housing Provision was amended to make provision for allocated 

contingency sites to come forward through the HELADPD to deliver 1300 dwellings within the 
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Scunthorpe Urban Area. If over any continuous three year period the net additional housing 

requirement varies by more than 20% the policy required that the allocated contingency sites 

will be brought forward. At that time (late 2010) a Submission Draft HELADPD had emerged and 

it was expected that the additional ‘contingency’ sites would be identified (including the 

Firecrest landholding) in early modifications to the draft.   

2.2 At the time of adoption of the Core Strategy in June 2011, the annual housing requirement for 

the District as set out in Policy CS7 was 754 dwellings per annum.  Core Strategy Policy CS8 

confirmed that 82% of all dwellings will be located within and adjacent to the Scunthorpe urban 

area and so the annual requirement for the Scunthorpe urban area at June 2011 was 754 x 0.82 

= 618 dwellings per annum. Paragraph 3.7 of the current Housing and Employment Allocations 

DPD indicates that housing completions within the District as a whole for the period 2010- 2011 

to 2013-2014 totalled 1561 at an average of 390 dwellings per annum, barely 52% of the post CS 

adoption target of 754 dwellings per annum. 

2.3 Housing completions within Scunthorpe for the same period (2011-14) totalled 771 dwellings at 

an average of 193 dwellings per annum, less than a third of the annual rate of 618 dpa required 

by the adopted Core Strategy.  We are now past the three year monitoring period (set out in 

CS7) since the Core Strategy was adopted in June 2011 and consider that the 3.5 year delay in 

the progress of this DPD to examination stage has left a situation where release of contingency 

sites to address the major shortfall in housing delivery in accordance with policy CS7 should be 

triggered NOW.  Housing delivery in Scunthorpe is way out of alignment with the trajectory and 

way below the threshold set in the adopted Core Strategy.        

2.3 The Housing and Employment Allocations DPD does identify nine contingency site within the 

Scunthorpe Urban Area (Sites SCUH-C1 to SCUH-C9) totalling 1030 dwellings, some 270 short of 

the Policy C7 requirement. Disturbingly however a number of these contingency sites do not 

appear to be genuinely available now (footnote 11 to NPPF para 47) and some are in in 

alternative commercial, recreational or industrial use and this is acknowledged in some of the 

site specific policies. From a drive by inspection in October 2014, we continue raise concerns 

about many of the contingency sites questioning their genuine availability and/or deliverability 

having due regard to NPPF advice.  Again, the Inspectors site by site approach to assessing 
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deliverability in Matter 3 is welcomed and Firecrest will comment as appropriate in response to 

this matter. Of the 9 contingency sites identified, three are occupied by businesses, three 

involve the loss of public open space/ playing fields and SCUH- C9 clearly generates significant 

Air Quality Management Area concerns. Only one site SCUH –C6 appears immediately available 

for development, whilst another Council owned site SCUH-C2 awaits demolition and clearance.   

2.4 Senior Officers of North Lincolnshire District Council had previously indicated to Firecrest that 

their Conesby Farm landholding was to be identified as a contingency site, yet they have clearly 

retracted their earlier position. Nevertheless, Conesby Farm remains available and as a 

demonstration of their intent and commitment to the site, it is intended that an outline planning 

application supported by an Environmental Statement will be lodged with North Lincolnshire 

prior to the opening of this examination.  
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FIRECREST LAND LIMITED 

MATTER 2 - APPENDIX 1  

5 -year Supply 2014-2019 – Firecrest Assessment  

Five year supply calculation based on 2004 -2026 plan 
period and accounting for addressing of shortfall in 
delivery for period 2004-2014 in 5 year supply period 
(2014-19) in line with NPPG,  and application of 5% and 
20% buffer for persistent under delivery. NB this 
assessment does not  examine supply assumptions at this 
stage   

With 
5%  
buffer 

 

With  
20% 
buffer 

Comments  
Reference document is 
NLDC –Assessment of 5 
year supply – Table 1  

a. Plan Period Requirement 2004 – 2026   15,700 15,700 NLDC figure in Table 1  

b. Annualised Requirement [a/22 years]   
(4yrs x 550 dwellings + 18yrs x 750 dwellings / 22) 

714 714 Calculated from a) – 
NLDC figure  

c. Dwellings Completed – 01.04.14 – 31.03.14   5079  5079  NLDC Figure in Table 1 

d. Residual requirement to 2026 (a-c)    10621 10621 NLDC Figure in Table 1 

e. Less commitments outside of spatial distribution 
strategy    

32 32 NLDC Figure in Table 1 

f. Adjusted residual requirement to 2026 – d-e 10589 10589  

g.  Delivery shortfall 2004 -2014    1621 1621 Annual requirement 
rates 2004-14 minus 
recorded completion 
rates from NLDC 
figures  

h.. 5 year supply requirement -2014-19  (b x 5) + g 5191 5191  

i.  5  year supply  including additional  5%/ 20% buffer for 
persistent under delivery as required by NPPF  

 5% buffer -  h x 1.05 

20% buffer - h x 1.2 

5450 6229 20% buffer should be 
applied –NLDC have 
not exceeded annual 
target since 2007 

j. Adjusted annual requirement (2014-2019)  for five year 
supply  -  i/5 

1090 1246 NLDC approach only 
assumes an  annual 
requirement of 927.2 

k.  NLDC assumed deliverable supply  
(NB Firecrest do not consider this supply figure to be 
robust – see above paras 1.9 -1.13 of response)  

4683 4683 NLDC Figure    

l .Five Year Supply [k/j]  4.30 yrs  3.76 yrs  

 


