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SECTION ONE - THE SCOPE OF THIS SUPPLEMENTARY PROOF OF EVIDENCE 

1.1 This Supplementary Proof of Evidence is produced to update factual matters and changes in 

policy since my original Proof of Evidence (CG1) and my Rebuttal Proof of Evidence (CG12), 

both prepared for the September 2020 Inquiry. The evidence to the September 2020 Inquiry 

remains relevant and valid. 

1.2 The matters considered in this Supplementary Proof of Evidence are as follows, 

1.2.1  Policy and Guidance, 

 

I.   Changes to the Standard Method for Assessment of Housing Need. 

II.      Warrington’s failure of the Housing Delivery Test. 

III.   The delay to progress on the emerging Warrington Local Plan. 

  IV.     The Adoption by the Council of the Statement of Community Involvement. 

 

1.2.2 The requested Healthcare Contribution. 

 

1.2.3  Progress with the Homes England Land Purchase. 

 

1.3  I deal with these in turn. 
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SECTION TWO - POLICY AND GUIDANCE 

2.1 Changes to the Standard Assessment of Housing Need 

2.1.1 Revised guidance on the method of assessment of housing need was issued in 

December 2020. I attach at Appendix S1 an update letter from Litchfields on this 

matter. In short the figure for Warrington is slightly increased from the 839 dwellings 

per annum agreed for the September inquiry to 855 dwellings per annum (see SoCG 

paragraphs 6.1-6.5 and my Proof of Evidence (CG1) paragraphs 5.34-5.36). 

 

2.1.2 The situation remains therefore that there is a severe shortfall on the 5 year supply of 

housing land in Warrington Borough, at best 3.72 years, but in reality only 3.35 years 

supply. The consequences that flow from this are set out in my Proof of Evidence 

(CG1) paragraphs 5.31-5.33. 

 

2.2 Warrington’s Failure of the Housing Delivery Test 

 

2.2.1 In January 2021 the results of the Housing Delivery Test were published, see Appendix 

S2 for the Warrington results. Warrington Council has failed the Test, delivering 1,403 

homes over the past 3 years against a requirement of 2,465 – equal to 57% delivery. 

 

2.2.2 Consequently, the presumption in favour of Sustainable Development now applies as 

a result of the Test (as well as from the lack of a 5 year supply). 

 

2.2.3 It is important to note these figures look backwards in time and relate to the three-

year period to the end of March 2020, so will only factor in a very small amount of 

time of Covid-related shutdowns and slow delivery periods that occurred later in 

2020.  

 
2.2.4 The 5-year land supply looks forward, and as set out above, shows a severe shortage 

of supply. This is before any allowance is made for the impact of the slower build out 

rates and grant of permissions arising from Covid. 

 
2.2.5 Therefore, there is added strength to the presumption in favour of planning 

permission being granted in this appeal, as there is demonstrable and significant 

under delivery of housing. 

 

 

 

 

 

 

 



Appeal on behalf of Satnam Millennium Limited 
In respect of land at Peel Hall, Warrington 

 
Planning Inspectorate Ref: APP/M0655/W/17/3178530  

Supplementary Proof of Evidence of Colin Griffiths BA (Hons) MRTPI 
 
 

Page 5 of 7 

 

2.3 The Delay to the Emerging Warrington Local Plan 

 

2.3.1   As set out in my Proof of Evidence (paragraph 5.32) the Council intended to submit 

the proposed Warrington Local Plan to the Secretary of State in Autumn 2020, shortly 

after the close of the September Inquiry. However, on 5 October 2020 the Council 

announced a significant delay in this programme, with submission delayed until at 

least summer 2021 (see Appendix S3). 

 
2.3.2 The consequences of this delay are significant and far reaching, with an additional 

delay of almost 1 year increasing the risk (that already existed in September 2020) of 

Warrington running out of land for housing before the sites proposed for release in 

the local plan are available following Examination and Approval. I deal with this matter 

in my Proof of Evidence (CG1), paragraph 9.20. 

 

2.3.3 Thus the benefits of the housing brought forward by this appeal are of increased and 

significant weight in the planning balance. 

 

2.4 The Adoption of the Statement of Community Involvement 

 

2.4.1 In December 2020 the Council adopted their Statement of Community Involvement 

(extracts at Appendix S4). This amongst other matters, sets out how the Council 

expects effective community involvement and consultation to be carried out on 

planning applications.   

 
2.4.2 As I set out at paragraph 8.6 (ii) of my Proof of Evidence (CG1), the Rule 6 Party alleges 

a lack of effective consultation pre- and post-application on this scheme. As can be 

seen from paragraphs 3.10-3.29 of the SPD this application and appeal has adhered to 

the aspirations and requirements of the SPD with considered and appropriate 

consultation at every stage. 

 

2.4.3 As such there can be no fair criticism there has not been effective and sufficient 

consultation on the appeal scheme. 
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SECTION 3 – UPDATE ON HEALTHCARE CONTRIBUTION 
 
3.1  Section 9 of my Proof of Evidence (CG1) and Section 2 of my Rebuttal Proof of Evidence 

(CG12) refer to the contribution sought in respect of Healthcare. A proposed draft SOCG on 

this topic was sent to the Council, on which they refused to engage (paragraph 2.4 of CG12). 

 

3.2  I sent an email to the Council on 7 /01/21 to seek further discussions on this matter, and Ms 

Hughes replied on 14/01/21 to the effect that no further information on this topic is available 

from the relevant consultee or local GPs. 

 

3.3  However, on the 21/01/21 Ms Hughes forwarded an email from Mr Nick Armstrong of the 

NHS Warrington CCG (dated the same day). Mr Armstrong’s email set out that the envisaged 

healthcare scheme previously used to justify the contribution was now no longer being 

pursued by the GP practices involved. I responded to this email by return, requesting detail as 

to whether this affects the council’s position that this contribution can now lawfully be 

requested. (Email correspondence at Appendix S5).   

 

3.4 It was accepted on behalf of the Council at the CMC on 25th January 2021 that there is a need 

for the Council to set out clearly the justification and relevant scheme to which the 

contribution referred. To date, despite requests and reminders, no further information has 

been forthcoming.  

 



Appeal on behalf of Satnam Millennium Limited 
In respect of land at Peel Hall, Warrington 

 
Planning Inspectorate Ref: APP/M0655/W/17/3178530  

Supplementary Proof of Evidence of Colin Griffiths BA (Hons) MRTPI 
 
 

Page 7 of 7 

 

SECTION 4 - PROGRESS WITH THE HOMES ENGLAND LAND PURCHASE 
 
4.1  Homes England have confirmed to Satnam Millennium that they have an “existing deal 

structure” approved internally within Homes England for the sale of this land to Satnam 

Millennium (confirmed by Homes England in September 2020). The agreed deal structure is a 

sale of the land to Satnam on a subject to planning permission basis.  

 

4.2  The commercial details of that deal are at present being actively finalised by Valuers acting for 

Homes England and Satnam Millennium. 

 

4.3 As stated at the September 2020 inquiry, matters such as the cost of infrastructure and 

construction, together with sale values need to be calculated and agreed prior to documents 

being legally exchanged. 

 

4.4 It is expected that a draft contract will be in place within the next weeks. 

 

4.5 An update on this matter will be provided at the inquiry. 
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Mr C. Griffiths 

Satnam Group 
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Date: 6 January 2021 

Our ref: 41640/07/SPM/CR/19256942v1 

Your ref: APP/M0655/W/17/3178530, LPA Ref: 2016/28492 

 

Dear Colin 

Peel Hall Warrington Re-Convened Appeal: 
Updated housing land supply position in light of the Government’s revised 
Standard Methodology for calculating Housing Need 

This Letter has been prepared by Lichfields ahead of the reconvened Peel Hall Inquiry 

[APP/M0655/W/17/3178530] on behalf of Satnam Investments Ltd. [Satnam] and it is understood that this 

will be appended to the Supplementary Proof of Colin Griffiths.  It summarises the recent changes to the 

Standard Methodology for calculating housing need, which was launched by the Government on 16th 

December 2020, and what this means for the agreed position on 5 Year Housing Land Supply [5YHLS] in the 

August 2020 Statement of Common Ground on Planning Matters for the Peel Hall Inquiry. 

This letter updates the evidence on housing need (and the resultant 5YHLS calculation) contained within 

Lichfields’ document ‘Warrington 5YHLS Review’ (dated March 2020) which is before the Inquiry. 

The new Standard Method for Calculating Housing Need 

The introduction of a standard method for assessing housing needs for planning purposes (first consulted on 

in 2017, then adopted in 2018) was intended to shift time, resources and debate at examination away from 

the ‘numbers’ question and towards the ‘how’ and ‘where’ of building new homes.  This method was 

originally based on the 2014-based Household Projections plus an uplift for affordability (subject to a ‘cap’). 

In August 2020, the Government consulted on a proposed new Standard Method, which had a greater focus 

on affordability.  The results boosted the national figure to 337,000, with most of the increases in areas 

where the gap between house prices and incomes was greatest.  Following a detailed consultation process the 

Government published its finalised version on 16th December 2020.  This essentially reverted back to the 

method it introduced in 2018, but with a modification to increase the number in England’s 20 largest cities 

and urban areas by an additional 35%, reflecting Government objectives to deliver c.300,000 dwellings 

annually, with a focus on existing urban areas and brownfield development. 

As set out in the Housing and Economic Needs Assessment section of the revised Planning Practice Guidance 

[PPG]1, the baseline is now set via the ONS 2014-based Household Projections (taking the average annual 

growth for 2020-30).  An adjustment is made using the most recent ONS median workplace-based 

                                                             

 
1PPG Reference ID: 2a-004-20201216 

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
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affordability ratios (currently 2019).  No adjustment is applied where the ratio is 4 or below.  For each 1% the 

ratio is above 4, the average household growth baseline should be increased by a quarter of a percent. 

A cap is applied at 40% above the Local Plan’s housing requirement figure if the local authority has adopted 

the Plan within the last 5 years, or has reviewed (and if necessary updated) the housing requirement figure in 

a plan adopted more than 5 years ago. 

Finally, an urban local authority, where it is listed as one of the 20 in the PPG, uplifts their figure by 35%. 

Warrington is not one of the 20 urban local authorities listed, and nor does a 40% cap apply (as Warrington’s 

Local Plan was adopted more than 5 years ago, and the Council has not reviewed its housing requirement 

since then). 

As a result, the new standard methodology generates the following housing need figure for the Borough: 

1 Annual average household growth 2020-2030 for Warrington Borough using the 2014-based SNHP = 

733 hpa (7,329 over a 10-year period). 

2 The most recent median workplace-based affordability ratio for Warrington Borough is 6.67 (2019).  As 

per the standard methodology: 

a Deduct 4 = 2.67 

b Divide by 4 = 0.6675 

c Multiply by 0.25 = 0.167 

d The adjustment factor is 1.1669, or 16.69%.  Applied to 733, this results in an LHN of 855 dpa. 

The new minimum Local Housing Need figure for Warrington Borough Council is therefore 855 dpa.  Over 

5 years, this equates to a housing requirement of 4,275 before any buffer is applied. 

Implications for the Peel Hall Inquiry 

In Section 3.0 of Lichfields’ Warrington 5YHLS Review’ (dated March 2020), the 2019 version of the 

standard method LHN calculation was used to calculate the 5YHLS.  This reported a figure of 839 dpa (due 

to a lower affordability ratio of 6.32 for 2018, compared to the 6.67 figure for 2019 in the latest version).  As 

can be seen from the Table overleaf, this resulted in a 5YHLS of between 3.42 and 3.79 years, depending on 

the Council’s assumptions concerning the deliverable sites and their contribution towards the supply. 

The updated SM calculation reduces this range to between 3.35 and 3.72 years.  Our view remains that the 

375 sites without planning permission should be removed from the calculation (approximate to the 3.35 

years’ 5YHLS equation).  This equates to an under-supply of 1,689 dwellings over the next 5 years. 

The agreed Statement of Common Ground on Planning Matters (dated August 2020) states in paragraph 6.3 

that the Housing Land Supply position relevant to the determination of this appeal is agreed by the Council 

and the Appellant as follows: 

• “The March 2020 HLS monitor produced by the Council predicts 3.7 years supply. 

• Satnam estimate the supply in the region of 3.33 – 3.42 years supply. 

• It is agreed that the Inspector should regard this as the range for land supply within the Borough for 

the purposes of this appeal (3.33-3.7 years): i.e. below 5 years supply.” 

Therefore, the implication of the new standard method for calculating housing need would be to reduce 

Warrington Borough’s 5YHLS to 3.35 years, with an under-supply of 1,689 units.  This sits at the lower end 

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
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of the 3.33-3.7 year range that the parties previously agreed that the Inspector should regard as the 5 year 

land supply range within the Borough for the purposes of this appeal. 

Table 0.1 5-Year Land Supply for Warrington Borough Council (base date 1st April 2019) using the latest 2020 SM LHN figure 

Base date 1st April 2019 
(from 2019 SHLAA) 

WBC 2019 SHLAA Satnam’s Original Position (August 
2020) 

Satnam’s REVISED Position 
(December 2020 SM) 

5YHLS 
Position 

5YHLS Position 
(minus 375 sites 

without PP) 

5YHLS 
Position 

5YHLS Position 
(minus 375 sites 

without PP) 

5YHLS 
Position 

5YHLS Position 
(minus 375 sites 

without PP) 

LHN 2019/20 -2023/24 
(Standard Method 2020-
2030) 

5 x 860 dpa = 4,300 5 x 839 dpa = 4,195 5 x 855 dpa = 4,275 

20% buffer to requirement 860 839 855 

5-Year Requirement 5,160 5,034 5,130 

Deliverable Housing Sites 
on PDL with pp 

2,031 2,031 2,031 

Deliverable Housing Sites 
on Greenfield Land with pp 

942 942 942 

PDL/GF with pp 88 88 88 

Small sites allowance (76 
units p.a.) 

380 380 380 

Sites without PP 375 0 375 0 375 0 

Deliverable Supply 
(2019/20-2023/24) 

3,816 3,441 3,816 3,441 3,816 3,441 

Surplus of Deliverable 
supply over supply required 

-1,344 -1,719 -1,218 -1,593 -1,314 -1,689 

Number of Years Supply 
(Expressed as Years of 
Residual Requirement) 

3.7 3.33 3.79 3.42 3.72 3.35 

Source: Warrington SHLAA (2019) / Lichfields’ Analysis 

It is clear that the new standard method has made no material difference to the Council’s 

housing land supply position, which remains well below the 5 years’ supply threshold. 

On any view, there remains a substantial unmet need for housing in the Borough, which the proposed 

development at Peel Hall would go some way towards addressing. 

 

Yours sincerely, 

 

Colin Robinson 

Planning Director 

Lichfields 



ONS CODE AREA NAME 

 
NUMBER OF HOMES REQUIRED 

TOTAL NUMBER OF 
HOMES REQUIRED 

 
NUMBER OF HOMES DELIVERED 

 
TOTAL NUMER OF 
HOME DELIVERED 

 
HOUSING DELIVERY TEST: 

2020 MEASUREMENT 

 
HOUSING DELIVERY TEST: 

2020 CONSEQUENCE          

E06000007 Warrington 

2017-18 2-18-19 2019-20 
 

2,465 

2017-18 2018-18 2019-20 
 

1,403 
 

57% 
 

Presumption 

         

792 887 786 359 503 541 
         

 



From: Local Plan [mailto:localplan@warrington.gov.uk]  
Sent: 05 October 2020 15:51 
To: Local Plan <localplan@warrington.gov.uk> 
Subject: NTLS - Warrington Local Plan Update 
 
Dear Sir / Madam 
 
I am emailing to confirm that Warrington Borough Council is pausing work on its Local Plan, in 
response to the impact of COVID-19, along with the Government’s proposed planning reforms and 
new housing calculation methodology. 
 
The delay aims to give the Council time to reflect and be confident that the Local Plan submitted for 
examination is the right one for Warrington, given the events of this year and the effects they are 
likely to have for years to come. 
 
It is anticipated that the Council will now be in a position to progress with the Local Plan in the 
summer of 2021. 
 
Further details are provided on the Council’s web site: 
https://www.warrington.gov.uk/news/council-pause-and-reflect-local-plan 
 
The Council is now preparing to upload all representations made to the Proposed Submission 
Version Local Plan onto the Council’s website so that people can view them. This will include 
ensuring as many representations as possible are accessible for people with disabilities, such as 
visual impairment. The representations will be uploaded and available to view over the coming 
weeks. 
 
You have received this email as according to our records you have submitted a consultation 
response to the Local Plan or have asked to be kept updated on Local Plan progress. If you wish to be 
removed from our Local Plan database and no longer receive these updates, then please contact the 
Planning Policy & Programmes Team on 01925 442826 or via email at Localplan@warrington.gov.uk 
 
Regards 
 
Michael Bell 
Planning Policy & Programmes Manager 
Warrington Borough Council 
 

***************************************************************************

***** 

DISCLAIMER 

The views expressed by the author of this e-mail do not necessarily reflect the views or 

policies of Warrington Borough Council. Warrington Borough Council employees and 

Elected Members are expressly requested, to not make any defamatory, threatening or 

obscene statements and to not infringe any legal right (including copyright) by e-mail 

communication. 

https://www.warrington.gov.uk/news/council-pause-and-reflect-local-plan
mailto:Localplan@warrington.gov.uk





















