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Kirklees Local Plan Examination Hearing 
Statement 
 

Our ref 50579/JG/AJk 
Date September 2017 

 
Subject Matter 4 Hearing Statement on behalf of Persimmon Homes West 

Yorkshire - Housing Land Supply and Delivery 

1.0 Introduction 

1.1 This Hearing Statement has been prepared by Lichfields on behalf of Persimmon Homes West 
Yorkshire and responds to the questions set by the Inspector in relation to Matter 4.  

1.2 This Hearing Statement should be read in conjunction with our representations submitted 
during the Local Plan Consultation (2016) on behalf of Persimmon Homes (Lichfields 
representor ID: 969464, Persimmon representor ID: 975291).  

2.0 Issue – Is the identified overall housing requirement in the Plan 
(31,140 dwellings) justified, deliverable and consistent with national 
policy? 

Question (a) - What are the Council’s reasons for seeking to deliver full OAHN in 
Kirklees? Is the approach justified, and in line with paragraph 14 in the NPPF? Has 
the Council considered whether an uplift should be made in market housing to 
provide additional affordable housing?  

2.1 Notwithstanding the comments made in our Hearing Statement on Matter 3, it is considered 
justified that the Council should seek to deliver housing to meet the full OAHN in Kirklees. No 
justifiable constraints have been identified which should prevent them from doing so in 
accordance with the requirements of paragraph 14 of the NPPF. 

2.2 The Strategic Housing Market Assessment (October 2016 – LE18) prepared by arc4 suggests 
that no further adjustment to the housing requirement is necessary to take account of additional 
affordable housing delivery (paragraph 6.34). This approach is unjustified, and, following our 
analysis of OAHN in our Headroom report (see Annex 1 of our Matter 3 Hearing Statement), it 
is considered that a further 10% uplift should be applied to the demographic starting point. This 
would make a meaningful contribution to addressing the very high level of affordable housing 
need identified by arc4 (1,049 dpa). 

Question (b) - Should the overall housing requirement of 31,140 dwellings in the 
Plan be expressed as a minimum rather than an approximate figure? Should the 
requirement be included in a policy?  

2.3 The NPPF states that Local Plans should meet objectively assessed needs for market and 
affordable housing in full. In order to achieve this, the Kirklees Local Plan should express the 
housing requirement as a minimum and within a policy. This would be consistent with the 
NPPF and numerous inspectors’ decisions following local plan examination. For example, the 
Bradford Local Plan Core Strategy which was adopted by City of Bradford MDC as recently as 
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18th July 2017 requires the delivery ‘of at least’ 42,100 homes in that District during the plan 
period. 

Question (c) - Housing completions and commitments data in Table 5 of the Plan 
has been updated in the Housing Supply Topic Paper (July 2017) for 2015/16. What 
is the effect on the windfall allowance and demolition allowance in the Council’s 
supply calculations? What are the implications for overall housing delivery and 
the Council’s five year housing land supply? Will a five year supply be provided on 
adoption and maintained over the Plan period? Does the Plan allow sufficient 
flexibility to respond to changing circumstances?  

2.4 The discussion below responds to the latter two parts of the question which relate to the 
provision of a five year supply and maintenance over the Plan period; and the flexibility of the 
Plan to respond to changing circumstances.   

Five year supply.  

2.5 The Housing Supply Topic Paper (EX30) shows at Table 8 a 5.73 year housing land supply based 
on the Local Plan target of 1,730 dwellings per annum. This supply assumes the delivery of 
13,135 dwellings from proposed housing allocations, as well as the delivery of 1,350 dwellings 
through windfall. This target will not be achieved, and as a consequence a five year supply will 
not be provided on adoption of the Plan. 

2.6 National published research by Lichfields1 on lead-in times and delivery rates (discussed in 
more detail in response to Question (j) below and included at Annex 1) has been used as a basis 
for providing more realistic lead-in times on a sample of the three largest proposed allocations 
in the Plan. The effect on the five year yield is shown in Table 1 below and discussed in 
paragraph 2.14 of Persimmon’s Matter 2 Statement. It has also been assumed that the Local 
Plan could be adopted by Summer 2018. 

Table 1 Lead-in times comparison 

Site Kirklees first 
delivery 

Lichfields first 
delivery 

Kirklees 5 year yield Lichfields 5 year 
yield 

Shortfall 

H1747 2019/20 2023/24 500 0 -500 

H2089 2017/18 2022/23 527 25 -502 

MX1905 2019/20 2023/24 475 0 -475 

Total 5 Year Shortfall -1,477 

Source: Kirklees Council Housing Supply Topic Paper / Lichfields 

2.7 The effect on the five year supply from a review of these three sites alone is shown in Table 2 
below. This table takes into account the revised OAHN figure discussed in our Matter 3 
Statement, based on our ‘Headroom’ modelling, plus the removal of a windfall allowance (see 
our response to Question (h) below).  

                                                             
1 Start to Finish: How Quickly do Large-Scale Housing Sites Deliver?, Nathaniel Lichfield & Partners, 
November 2016 
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Table 2 Five year housing land supply calculation 

Requirement Explanation Kirklees LP Lichfields 

Requirement    

Five year housing 
requirement 

Local Plan target of 1,730 per annum x 5  

Lichfields requirement of 2,053 per annum 
x 5*  

8,650 10,265 

Shortfall Shortfall in completions since the start of 
the Local Plan period (2013/14 – 2017/18) 

2,956 4,580 

20% buffer For persistent under-delivery 2,321 2,969 

5 year requirement  13,927 17,814 

Supply    

Planning permissions Capacity expected to be delivered from 
planning permissions (not allocated within 
the Local Plan) within the five years from 
2018/19 – 2022/23 

2,152 2,152 

Local Plan allocations Expected delivery from Local Plan housing 
allocations 

13,135 11,658 (max) 

Windfall allowance  1,350 n/a 

Sub-total of deliverable 
housing capacity 

 16,637 13,810 

Demolitions allowance 90 per annum (2018/19 – 2022/23), 
projecting forward the trend 

-450 -450 

10% lapse rate 10% discount applied to planning 
permissions 

-215 -215 

Total deliverable housing 
capacity 

 15,972 13,145 

Supply of deliverable 
housing capacity 

 5.73 3.69 

*See our Headroom Report at Annex 1 of our Matter 3 Hearing Statement 

Source: Housing Supply Topic Paper EX30 / Lichfields 

2.8 To reiterate, the identified under supply in the final column of Table 2 above is based on a 
review of only three proposed allocations. Clearly, should a more thorough review of all draft 
allocations be undertaken, similar deficiencies would be found, leading to a more acute 
undersupply upon adoption of the Plan. To overcome this issue, more sites which are deliverable 
in the short term need to be identified in the Plan. Persimmon has a number of sites within its 
control which are not currently proposed to be allocated, but which are capable of early delivery 
within the plan period should the Plan be amended accordingly.  
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Flexibility 

2.9 As drafted, the Plan does not allow sufficient flexibility to respond to changing circumstances. 
The earlier 2015 Draft Local Plan included a 5% flexibility allowance on all site allocations to 
ensure choice and competition in the market for land (similar to the 5% buffer applied to five 
year housing land supply calculations), and also to act as a contingency in case some sites do not 
come forward as anticipated. 

2.10 As set out in our response to questions (f), (h) and (j) below, it is considered that there are 
serious shortcomings in the assumptions which have been made regarding the deliverability of a 
number of the proposed housing allocations in the Plan. The magnitude of these shortcomings is 
such that additional housing sites will need to be allocated to meet the shortfall which is likely to 
occur. 

2.11 However, in the interests of positive preparation, it is also considered that it would be prudent 
to retain the flexibility allowance in the adopted Plan to increase the prospects of the OAHN 
being met in full. Such an approach is recommended by the Local Plans Expert Group (LPEG) at 
recommendation 41 of its Report to the Communities Secretary and to the Minister of Housing 
and Planning: 

‘Local Plans should make a further allowance; equivalent to 20% of their housing requirement, 
in developable reserve sites as far as is consistent with the policies set out in this Framework, 
for a minimum fifteen year period from the date of plan adoption, including the first five 
years… The purpose of reserve sites is to provide extra flexibility to respond to rapid change’2 

2.12 We note that the draft Calderdale Local Plan is proposing to include such an allowance by 
allocating for 15% above its OAHN requirement. 

2.13 Without the allowance, some allocations could remain undeveloped with no identified land to 
take up the shortfall, resulting in the OAHN not being met in full and the Council relying on 
sporadic windfall development to attempt to meet the housing requirement. This situation is 
happening now with some UDP allocations undeveloped and the Council permitting high levels 
of windfall development in the absence of an up to date Plan.  

Question (e) - Is the Council’s approach to calculating five year land supply robust 
and in line with national policy and guidance? Should the Plan include reference 
to the Council’s assumptions and parameters and the five year supply position?  

2.14 The methodology for calculating the five year supply contained in the Housing Background 
Paper appears to be consistent with national policy as it includes a 20% buffer for persistent 
under-delivery which has been applied to both the requirement and the backlog. However, due 
to a lack of identified sites to meet the true OAHN (as calculated by our Headroom report) and 
the unrealistic lead-in times assumed by the Plan, a five year supply will not be provided on 
adoption (see response to Question (c) above). 

Question (f) - What are the main risks and potential barriers to the delivery of the 
housing requirement in Kirklees over the Plan period? 

2.15 As we discussed in greater detail in our representations to the Local Plan Publication Draft 
consultation in December 2016, it is considered that there a number of potential risks and 

                                                             
2 Local Plans Expert Group (2016): Report to the Communities Secretary and to the Minister of 
Housing and Planning 
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barriers to the delivery of the housing requirement in Kirklees over the Plan period. These can 
be grouped into three main categories as set out below.  

Site Capacities 

2.16 The Housing Background Paper (SD 23) states that the developable area of proposed allocations 
has been reduced in some cases in accordance with the site allocations methodology to take 
account of factors which may reduce the capacity of a site (such as high flood risk areas, habitats 
of principal importance, the presence of protected trees). However, it does not appear that the 
net developable areas of sites has been reduced to account for factors such as topography, 
provision of on-site open space, or supporting mixed uses on larger allocations, which are often 
necessary to support the scale of development proposed. It is considered that a standard 75% 
gross to net ratio should be applied to all site allocations over 2.0 hectares to account for this. 

2.17 The above comments were made during the consultation on the previous Draft Local Plan in 
January 2016, however the Submission version of the Plan has sought to increase the capacity of 
some sites rather than decrease, whilst maintaining or in some instances reducing the net site 
area (see site H706). A good example of this is site H780, which is an existing Unitary 
Development Plan (UDP) allocation. In the UDP, the site (which has the reference H1.16) has an 
area of 2.3 hectares and an estimated yield of 27 dwellings. However, the submitted Plan states 
that the site has a gross and net site area of 2.18 hectares, but increases the yield to 76 dwellings. 
It is unclear as to why the allocation of H1.16 in the UDP with a yield of 27 dwellings was found 
sound, yet in the submitted plan the same site is expected to deliver 76 dwellings, for any other 
reason than to avoid allocating further sites in the Plan. Notwithstanding concerns over yield 
calculation, on the basis that the site has not been developed during the lifespan of the UDP, it 
further calls into question whether this site is deliverable at all and should be included as an 
allocation the new Plan. 

Lead-in times and build rates 

2.18 It is considered that the lead-in times and build rates assumed in the Plan are unrealistic, and 
consequently many sites will not deliver their stated capacity within the plan period. This is 
answered more fully under Question (j) below. 

Site specific issues 

2.19 Two of the main sites on which the Council is relying on delivering a significant amount of its 
housing requirement suffer from particular constraints which would restrict their delivery.  

2.20 Site H1747 (Bradley Golf Course) is currently designated as Green Belt and is an operational golf 
course which is open to full time members as well as on a pay-as-you-play basis. The Council 
presently identifies development commencing on this site in 2019 (see Appendix 4 of Housing 
Supply Topic Paper). Notwithstanding the fact that a golf needs assessment commissioned by 
the Council found that the course ‘has a unique role as a municipal ‘pay and play’ facility, 
providing both playing and learning facilities’, where ‘demand for its playing, teaching and 
social facilities remains strong’, if the site were to be developed for housing, all existing 
memberships would have to be cancelled or allowed to expire before works could commence. As 
set out in Table 1, based on Lichfields’ research on lead-in times and delivery rates, and the site 
specific issues discussed above, it is considered that the delivery of the first unit on this site 
would not take place until 2023/24. 
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2.21 Site H2089 (Dewsbury Riverside) is expected to provide approximately 10% of the entire 
District’s housing requirement. The Plan identifies development commencing on this site in 
2017. At present the site is being promoted by one developer, whom it is understood has control 
over a small part of the site which is currently allocated for housing in the UDP. Despite its 
control over this adopted allocation, no application has been submitted to develop this part of 
the site. This is likely to be due to the substantial infrastructure requirements which are 
necessary to bring the site forward, coupled with the relatively weak local housing market. To 
develop the entire site in accordance with the aspirations of the Plan, multiple housebuilders 
will need to be brought on board, adding extra complication and likely delay to the delivery of 
the site. Based on Lichfields’ research on lead-in times and delivery rates, and the site specific 
issues discussed above, it is considered that the first unit will not be delivered at the site until at 
least 2022/23, and that delivery rates at the site would likely be below average due to the 
weakness of the market in South Dewsbury. 

Question (g) - Is the application of a 10% lapse rate to outstanding planning 
permissions justified and supported by the evidence? Should a lapse rate also be 
applied to allocations?  

2.22 The inclusion of a lapse rate (in relation to dwelling numbers) on extant planning permissions 
not allocated in the Local Plan is welcomed, as it would be unrealistic to assume that all sites 
with planning permission will come forward in the manner approved. It is considered that the 
net housing requirement is more robust with the inclusion of this lapse rate.  

2.23 However, as stated above, it is considered that a flexibility allowance or lapse rate should also be 
applied to the allocations. There is evidence of allocations from the extant UDP not being 
delivered within the Plan Period, which has led to the high amount of development on windfall 
and non-housing allocated sites (the Plan proposes to allocate 3,897 dwellings on previous UDP 
allocations which have failed to deliver in the previous plan period – see Table A5 of document 
EX30). The inclusion of a flexibility allowance on the allocations would enable more coordinated 
growth across the plan period.  

Question (h) - Is the windfall rate of 450 dwellings per annum justified and 
supported by local evidence? 

2.24 It appears from the Housing Supply Topic Paper (EX30) that the windfall allowance of 450 
dwellings per annum (dpa) for the final 11 years of the Plan is based on an average windfall 
completion rate of 453 dpa on small sites (less than 0.4 hectares) over the period 2006 – 2016.  

2.25 The 453 dpa figure is skewed by three years which saw exceptionally high windfall delivery on 
small sites. Two of these years were 2006/07 and 2007/08 – i.e. before the recession, and since 
that time the average completions on small windfall sites has been much lower (with the 
exception of 2015/16), as shown in Figure 1 below.  
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Figure 1 Small Site Windfall Completions 

 

2.26 The average number of completions on small windfall sites since 2008/09 is 383 dpa. The 
median number across the 2006/07 – 2015/16 range supplied by the Council, including the 
peak figures pre-recession and in 2015/16, is 352 dpa. The proposed windfall allowance of 450 
dpa is therefore not justified.  

2.27 In any event, notwithstanding the figure the Plan proposes to ascribe to windfall allowance, it is 
considered that there should be no windfall allowance included in the adopted Plan. Whilst it is 
acknowledged that there is evidence of sustained windfall delivery on large and small sites over 
the past 10 years, this is most likely due to the age of the UDP and lack of a five year housing 
land supply, which has been accepted by the Council in recent years. As a consequence, the 
majority of historic housing allocations have been built out (and those which haven’t have 
significant delivery constraints) and an increasing number of applications have been approved 
on non-allocated sites, in accordance with paragraph 49 of the NPPF. 

2.28 The submitted Plan assumes that windfall development will be responsible for delivering 450 
dpa for the final eleven years of the plan period, rather than ten as was included in the 2015 
draft version of the Local Plan. This equates to 16% of the overall housing requirement, but, due 
to the proposed phasing of the windfall allowance, is actually 26.4% of the annual requirement 
for the vast majority of the remaining plan period. It is noted that in adjoining authorities in the 
City Region with recently adopted plans, the Bradford Core Strategy (2017) contains no windfall 
allowance, and the Leeds Core Strategy (2014) contains an allowance of 500 dpa (11.4 % of 
annual requirement). 

2.29 No explanation is given in the Plan or the Housing Supply Topic Paper as to why the reliance on 
windfall delivery has been extended to cover the final eleven years of the plan period, and it is 
considered that this provision is unjustified. 

2.30 As currently drafted, the Plan will need to rely on the delivery of at least 450 dpa from 
unidentified sites less than two years after the date of adoption. This approach provides no 
certainty on homes being delivered in suitable or sustainable locations, or indeed whether the 
necessary number of homes can be provided at all. It is therefore advocated that additional 
housing sites be identified to provide certainty that enough homes will be delivered to meet 
identified needs in locations which have been tested through the Local Plans process.  
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Question (j) - Are the estimated delivery and phasing rates from site allocations in 
Appendix 3 of the Plan robustly based and justified? 

2.31 Our previous representation to the Local Plan consultation drew on research undertaken by 
Lichfields on the delivery of large and small scale housing sites (large scale is defined as 500 
dwellings or more). The ‘Start to Finish’ research paper was published in November 2016 and 
contains robust and up to date evidence on typical lead-in times and build-rates (see Annex 1). 
This research has been referenced in the first sub-point of question (j). The average planning 
approval periods (i.e. the amount of time taken from first outline application validation to 
deliver of first dwelling) for a range of site sizes based on the findings of this research are shown 
in Figure 2 below. 

Figure 2 Average Planning Approval Period 

 

Source: Lichfields analysis 

2.32 The Council’s revised lead-in times are set out in Table 5 of the Housing Supply Topic Paper, 
and have been slightly increased from those included in the submission draft of the Plan to allow 
for an additional 6 months to prepare an outline planning application prior to submission. Our 
research found large variances in the lead-in times prior to the submission of a planning 
application. From a sample of 18 sites, it was found that on average to take 3.9 years from first 
identification of the site for housing (i.e. first identification in a Local Plan document) to the 
submission of the initial planning application. 

2.33 The Council proposes to retain its assumptions on most allocations that outline permission will 
be achieved in 6 months, reserved matters will be secured in 6 months, and the first completion 
on site will occur 6 months after that.  

2.34 With regards to build rates, the research identifies the following averages (Figure 3): 
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Figure 3 Average build rates 

 

Source: Lichfields analysis 

2.35 Similar to Table 1 above (Question (c)) which looks at the likely shortfall in delivery in the first 
five years of the Plan, we have undertaken a review of a number of the three largest proposed 
allocations to illustrate the likely shortfall in housing across the plan period which will result 
from the Council’s unrealistic lead-in times and delivery rates. This review again assumes that 
the Plan will be adopted in Summer 2018, and applications will be submitted immediately 
following adoption. 

Table 3 Plan period lead-in and delivery rates comparison 

Site Kirklees first 
delivery 

Lichfields first 
delivery 

Kirklees avg. 
build rate 

Lichfields 
avg. build 
rate 

Kirklees plan 
period yield 

Lichfields plan 
period yield 

Shortfall 

H1747 2019/20 2023/24 131 p.a. 120 p.a. 1,577 900 -677 

H2089 2017/18 2022/23 165 p.a. 160 p.a. 2,310 1,520 -790 

MX1905 2019/20 2023/24 128 p.a. 120 p.a. 1,535 900 -635 

Total Shortfall -2,102 

Source: Kirklees Housing Supply Topic Paper (2017) / Lichfields 

2.36 From the above analysis it is clear that the estimated delivery and phasing rates are unrealistic 
and unjustified. No evidence has been provided by the Council that such rates can be achieved, 
or have been achieved in the past. If the Plan is adopted based on the current rates, it will, 
according to our national research, result in a shortfall in delivery of at least 2,000 dwellings 
across the plan period. Additional smaller and medium sized sites should be allocated in the 
Plan which can be demonstrated as being deliverable within the plan period. 
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Question (l) - Has sufficient flexibility been provided in the housing trajectory? 
Should an additional buffer be applied to ensure that the overall housing 
requirement is met and exceeded? 

2.37 No, sufficient flexibility has not been provided in the housing trajectory. As discussed in our 
response to Question (c), an additional buffer should be applied to the amount of land to be 
allocated to ensure sufficient flexibility should some sites not come forward as anticipated. The 
Local Plans Expert Group advocate the provision of a 20% buffer, which is considered to be 
reasonable.  
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Annex 1: Start to Finish: How Quickly do Large-Scale Housing Sites 
Deliver? (Lichfields, November 2016) 
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j��i�h�p�hq�iroj	�
hj	hs�tu�ptvwxxkfqn�[�d)$+((.�J#$#(!'-#*"�L)*/�9*/#̂����fghhyyyk
�z�{{
ki�krlh�j
j��i�hrlh�j
�qj	���{t�j
j��i�h{�	qt�	q�ij
hqjzj{�foj	�t{�	qt�	qj|k�
f|�:;�M(#*+,)*�/)")�).�%#2#%#*5#/�8&�L!5)(�M!$#%*-#*"�A..!5+)"+!*�+*�+".�b)*6)%&�@;:H�-#/+)�%#(#).#�T)�26((�%#'!%"�+.�*!"�'68(+.1#/V����fghhyyyk{�i�{km�zkrlhyj}hmrj
�hojq��t�j{j�
j
hth~�r�	�{�i�	�j	�h�ph�u�wuh�pv�x�h������::�41+.�0!6(/�-#)*�"1)"�)�.+"#�01+51�1).�86+("�[[<�!2�1!-#.�0+((�."+((�.1!0�6'�).�:;;<�!2�6*+".�8#+*,�P6*+-'(#-#*"#/Q



�����������	�
�����

�������������������������������� ���!�"#�$%&�'()&�()�*%+,%�-+)&-�.&/+0&'�1&*�%23&-�+-�(�4'&56&1)/7�,21)&-)&.�3())&'�()�82,(/�9/(1�&:(3+1()+21-�(1.�.6'+1;�</(11+1;�+156+'+&-�,21-+.&'+1;�=0&�7&('�%26-+1;�/(1.�-6<</7>�?--63<)+21-�,(1�0('7�56+)&�3('@&./7�(1.�&:<&,)()+21-�%(0&�,%(1;&.�20&'�)+3&A�+1�BCCDE�F2')%-)2*&�G�)%&�1&*�-&))/&3&1)�)2�)%&�12')%�*&-)�24�H(3I'+.;&�G�*(-�&:<&,)&.�I7�)%&�H261,+/�)2�.&/+0&'�DJCKLJC�.*&//+1;-�<&'�(1163MBN�+)�+-�12*�<'2O&,)&.�)2�.&/+0&'�()�(1�(116(/�'()&�24�O6-)�BJCMP>�$%&'&�+-�(�;'2*+1;�'&,2;1+)+21�)%()�)%&�'()&�24�(116(/�.&/+0&'7�21�(�-+)&�+-�-%(<&.�I7�Q(I-2'<)+21�'()&-RA�(�O6.;&3&1)�21�%2*�56+,@/7�)%&�/2,(/�3('@&)�,(1�(I-2'I�)%&�1&*�<'2<&')+&->�S2*&0&'E�)%&'&�('&�(�163I&'�24�4(,)2'-�.'+0+1;�)%+-�42'�(17�;+0&1�-+)&AT� )%&�-)'&1;)%�24�)%&�/2,(/�%26-+1;�3('@&)NT� )%&�163I&'�24�-(/&-�26)/&)-�&:<&,)&.�)2�2<&'()&�21�)%&�-+)&�U+&�)%&�163I&'�24�.+44&'&1)�%26-&�I6+/.&'-�2'�I'(1.-V<'2.6,)-�I&+1;�.&/+0&'&.WN�2'T� )%&�)&16'&�24�%26-+1;�I&+1;�I6+/)>�?'&�3('@&)�%23&-�42'�-(/&�I&+1;�-6<</&3&1)&.�I7�%23&-�42'�'&1)E�+1,/6.+1;�(442'.(I/&�%26-+1;X$%&�(1(/7-+-�+1�)%+-�-&,)+21�&:</2'&-�)%&-&�4(,)2'-�*+)%�'&4&'&1,&�)2�)%&�-6'0&7&.�-+)&->�
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