Ashfield District Council: Local Plan examination 
AP 19 - Justification for Dispersed development with a 500-dwelling cap 

Applying the Council’s agreed Spatial Strategy will deliver distributed and proportionate growth which meets the future housing needs of the District to 2040.  It reflects an approach which seeks to maintain the effectiveness of the Nottingham-Derby Green Belt whilst enabling growth in the most sustainable locations.  
As discussed at the hearing sessions, small to moderate size site allocations will facilitate the distribution of development to existing settlements across Ashfield District and will:
· meet local needs (BP.01 para 2.21);
· support existing services and community facilities;
· provide infrastructure to support the sustainability of settlements;
· avoid disproportionate growth in any one area. (BP.01 para 2.26);
· ensure an integrated approach to considering the location of housing in relation to economic uses and community facilities and services. (Para 93 of the NPPF).

The Council’s response to Qu. 3.1.1 [HS 3.1a] demonstrates that future housing development remains consistent with the settlement hierarchy. In addition, despite the slightly higher planned growth in the north of the District, it is considered that the level of proposed housing remains broadly comparable with the distribution of the existing population across the District, and at a scale which is appropriate to existing settlements.

In distributing future housing development over a large number of small to moderate sites, as opposed to focussing on few strategic sized sites, the Council are: 
 
· minimising the risk of slow or non-delivery due to unforeseen circumstances stalling any particular site; and
· enabling delivery within a timely manner to meet annual requirements, right from the start of the Local Plan period.  The Council’s experience of large sites is that they can have viability issues / be more difficult to deliver. 
· Supporting opportunities for SMEs (small and medium-sized enterprises), as small to medium sized sites are primarily built out by SME housebuilders and tend to be built out more quickly – in this respect, the current Government consultation on the Draft NPPF proposes greater emphasis on providing future housing development on sites with a yield less than 50 dwellings.

Small to moderate sized sites are widely acknowledged to deliver earlier than their larger counterparts. Indeed, Lichfield’s study ‘Start to Finish’ Second Edition 2020 identifies that:
“Only sites of fewer than 499 dwellings are on average likely to deliver any homes within an immediate five-year period”. 
The updated Third Edition report 2024 states this remains the case and the average lead-in time for sites over 500 dwellings will lie outside an immediate five-year period for land supply calculations. 
The report also notes that sites over 500 dwellings on average take longer to secure planning permission than smaller sites. The ‘How long is a piece of string?’ report by Lichfields found that:
‘’Over the course of a decade, average timescales for determining a major outline application have increased by a year and four months, while the volume of decisions is a third of what it was. The number of submitted applications has fallen by three quarters and in 2024 averaged just two per LPA.’’
This conclusion helps to avoid some of the issues with relying on a smaller number of larger sites, which may experience significant delays due to a combination of factors.
With this in mind, it is clear focussing development on small to moderate site allocations will front load the development opportunities within the Local Plan period. The rationale for this is based on providing a wide choice of sites in the shorter term to kick start housebuilding, as remains the Government’s aim. Lichfield’s report ‘Taking Stock’ 2021 set out that:
“a rapid step change is needed in the short term in order for 300,000 homes a year to be delivered by the mid-2020s and therefore there is a need to take into account how quickly permissions translate into completions”
At the point of progressing the emerging Local Plan through to submission stage, the Council’s approach was supported by Section 4 of Litchfield’s ‘Start to Finish’ 2020 report. This analysed build out rates across a range of sites of varying size, finding average rates of 55 dwellings per annum (dpa) for sites between 100-499 dwellings, and 68 dpa for sites of 500-999 dwellings. Although the outcomes are not locally specific to Ashfield, they did demonstrate the influence of site size on delivery. This data can be applied very broadly to a hypothetical situation for instance:
An overall need for 5,000 new homes, delivered as follows:
	Site Size
	Number of sites required to deliver need
	x Average build-out rate (Litchfield)
	Total Delivery per annum

	100 dwellings
	50
	55 dpa
	2750 dpa

	500 dwellings
	10 
	68 dpa

	680 dpa



Noting that the above table is a very wide interpretation on applying the average build out rates across sites, and in reality, not all sites would come forward at the same point in time, it does demonstrate the effect that site size can have on the speed of delivery. 
This is key to supporting the Government’s aim of reaching 300,000 new homes per year which is currently behind target. Savills’ Land Matters Report 2024 concluded that to significantly boost the housing supply in England and achieve the Government’s aim of 1.5 million homes, 1 million of these would need to come from sites of less than 250 plots. The report went on to recommend that:
‘’Local planning authorities should be actively creating opportunities for smaller housebuilders in their areas through the allocation of smaller sites. This would boost housing delivery, start to reverse the decline in smaller builders (regional housebuilders, SMEs and new entrants), and increase competition in the housebuilding sector.’’
The approach on supporting small sites is also in line with government aims as set out in the working paper Speeding Up Build Out (May 2025), which outlines the benefits of utilising small sites and encourages LPA’s to support their delivery.

