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 INTRODUCTION 

1.1 I have prepared a short rebuttal to address specific matters on the two sites which remain in dispute 

following the exchange of written evidence from Mr Ben Pycroft. 

1.2 

no longer disputing that Land off School Lane 

year period.   

1.3 Accordingly, there are 3 discrete issues in dispute: the two sites I address in this rebuttal and the 

windfall allowance.  The LPA does not consider these discrete issues to be material to the 

determination of this Appeal (on either the LPA's or the Appellant's evidence). 

1.4 For the avoidance of doubt, where issues which remain in dispute are not addressed herein, it should 
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 DELIVERABLE SUPPLY 

2.1 Mr Pycroft sets out in his Appendices to his main Proof of Evidence an assessment of the two specific 

sites which remain in dispute between both parties.  I address the key points raised by Mr Pycroft on 

each site in turn below.  

Land between Moss Lane and rear of 392 Croston Road, Farington West 

2.2 I deal with this site in my main Proof of Evidence from paragraph 5.11 to 5.19.  My Pycroft has 

undertaken his own assessment of this site in paragraphs 1.28 to 1.29 of his Appendix BP1.  As Mr 

Pycroft makes clear, the deliverability of this site is not disputed - it is simply a disagreement on the 

lead-in time. 

2.3 Mr Pycroft alleges that housing completions will not begin on site until 2022/23 and therefore a 

reduction of 24 homes is appropriate on the basis of pushing back the trajectory set out in the 

completions in 2022/23. 

2.4 The evidence used to inform this position was correspondence from Homes England dated 31st 

January 2020 which set out that the developer would be required to commence construction within 

3 months of receiving an implementable planning permission and first completions would follow 

approximately 12 months later.  As reserved matters consent was granted on 18th December 2020, 

Mr Pycroft states the timescales should therefore be pushed back. 

2.5 I have however engaged directly with Homes England and Keepmoat in order to confirm the latest 

position on lead-in times.  In an email from Homes England  

(Appendix A1 to this Rebuttal) dated 25th February 2021, I have been provided with the build targets 

for Phase 1 of the development which will be an annex to the Building Lease between Homes 

England and Keepmoat.  The Building Lease sets out a legal obligation for a certain proportion of 

homes to be delivered by the development partner and is due to be completed in March 2021. 

2.6 The Phase 1 Target Build Programme which is included at Appendix A2 to this Rebuttal sets out the 

following key milestones: 

 Target House Build Commencement on 28th May 2021. 

48 homes completed by 31st October 2022.

96 homes completed by 31st October 2023.

 Phase 1 of Spine Road completed by 31st March 2024. 
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 144 homes completed by 31st October 2024. 

 156 homes completed by 31st January 2025. 

2.7 On the basis that the five year period runs until 31st March 2025, I consider it appropriate to roll 

forward an average of 4 completions per month from 31st January 2025 to 31st March 2025 which 

would yield total development of 164 homes in the five year period.  This is equal to a minor reduction 

of 4 homes from the stated position in my Proof of Evidence.  

2.8 The difference between the parties over the five year period is therefore 20 homes.  This has been 

reflected in the updated Housing Supply SOCG and submitted Scott Schedule. On the basis of the 

latest evidence submitted directly from the developers of the site, I consider that the LPA's position 

should be preferred. 

East of Leyland Road / Land off Claytongate Drive, Charnock 

2.9 I deal with this site in my main Proof of Evidence from paragraph 5.28 to 5.33.  Mr Pycroft undertakes 

his own assessment of the site from paragraph 1.10 to 1.16 of his Appendix BP1.  As the site does 

deliverable, there is a need for clear evidence that housing completions will begin on site within the 

five year period. 

2.10 Mr Pycroft at BP1 paragraph 1.14 alleges that no evidence of the type set out in the Planning Practice 

Guidance [68-007]1 has been provided.  The PPG sets out that evidence to demonstrate deliverability 

may include (the list is not closed): 

 Current planning status; 

 Firm progress being made towards the submission of an application; 

 Firm progress with site assessment work; and 

 Clear relevant information about site viability, ownership constraints or infrastructure 

provision. 

 

1 Planning Practice Guidance on Housing Supply and Delivery, Paragraph: 007 Reference ID: 68-007-20190722 



 4 

2.11 Mr Pycroft sets out at BP1 paragraph 1.15 that the site does not have planning permission and that 

the prospective purchaser of the site may not be a housebuilder.  Mr Pycroft also states that there is 

no evidence of site assessment work.  

2.12 In respect of the current planning status, as set out in my main Proof of Evidence (paragraph 5.28), 

the site is allocated in the South Ribble Local Plan.  The landowner is Lancashire County Council, 

and the County Council is due to exchange contracts for the sale of the land.  The site was incorrectly 

allocated for 15 homes only (which would equate to around 12 dwellings per hectare)  the Council s 

assessment of capacity is 63 homes in total. 

2.13 In order to confirm the latest position, 

Surveyor and in an email (Appendix A3) dated 25th February 2021, he has confirmed that exchange 

of contracts is now anticipated imminently to an established housebuilder. 

2.14 In terms of progression towards an application, the County has made clear that the completion of the 

be obtained between 12 to 18 months from exchange of contracts.  On the basis that the sale of the 

site is imminent, I consider it realistic to assume that planning consent would be obtained in 2021/22. 

Given the site is allocated, the principle of housing development is established. It is therefore 

reasonable to assume that there would be a full application and there is no reason to assume it 

should be controversial given the allocation. 

2.15 In terms of site assessment work, a suite of technical assessment work has been undertaken to date 

by the County Council.  This includes a Site Investigation and Ground Assessment, Flood Risk 

Assessment, Preliminary Ecological Appraisal and Transport Assessment and this has been 

used to market the site in July 2019 which is also attached to this Rebuttal at Appendix A4.  The 

County has also confirmed that the prospective housebuilder has undertaken additional site 

assessment work as part of the due diligence process.  Firm progress has, therefore, taken place (in 

the terms of the PPG). 

2.16 

had caused delays between the marketing of the site and the exchange of contracts. However, this 

has now been addressed by adopting a joint sale approach with a separate owner of the access to 

 BP1 paragraph 1.12 

of his evidence. 

2.17 Taken together, there is clear evidence that housing completions will begin on site within five years.  

The landowner has confirmed in writing on 25th February 2021 that the sale of the site is imminent, 

and contracts are being exchanged with an established housebuilder who will build out the site.  



 5 

There has been firm progress with a range of site assessment work and once the sale is completed, 

the housebuilder will be contractually obliged to obtain planning permission in 12-18 months of 

exchange. 

2.18 I consider the following timeline for the development of this site to be realistic: 

 Sale of site completed in March 2021. 

 Planning application submitted in summer 2021. 

 Planning permission granted by 31st December 2021. 

 Pre-commencement conditions discharged by 31st March 2022. 

 Commencement on site in spring 2022. 

 First housing completions in autumn 2022. 

 15 homes completed by 31st March 2023. 

 Additional 30 homes completed by 31st March 2024. It could be more than 30 per annum. 

 Additional 18 homes completed by 31st March 2025. It could be more than 18 per annum, if 

there is any slippage in the above timetable. 

2.19 This would total 63 homes in the five year period.  The difference between the parties over the five 

year period is 63 homes.  This is set out in the Housing Supply SOCG and submitted Scott Schedule. 
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A1. MOSS LANE/CROSTON ROAD - EMAIL EXCHANGE WITH HOMES 

ENGLAND 
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A2. MOSS LANE/CROSTON ROAD  PHASE 1 TARGET BUILD 

PROGRAMME 

  



Croston Rd Phase 1 Target Build Programme

Target Start on Site Date 28/02/2021

Target House Build Commencement Date 28/05/2021

48 CML by month 18 from first slab 31/10/2022

96 CML by month 30 from first slab 31/10/2023

Spine Rd Phase 1 (RD 1) compelte 31/03/2024

144 CML by month 42 from first slab 31/10/2024

Target Mid Build point (156th completion) 31/01/2025

192 CML from month 54 from first slab 31/10/2025

240 CML from month 66 from first slab 31/10/2026

288 CML from month 78 from first slab 31/10/2027

Spine Rd Phase 2 (Rd 1B) completed 28/02/2028

308 CML by month 83 from first slab 31/03/2028

Target House Build Completion Date 31/03/2028
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A3. LEYLAND ROAD/CLAYTONGATE DRIVE  EMAIL EXCHANGE 

WITH COUNTY COUNCIL 
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A4. LEYLAND ROAD/CLAYTONGATE DRIVE  SALES BROUCHURE 












