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1. Purpose of Report 
 
1.1 To update Cabinet with progress on the Huncoat Garden Village project and to seek approval 

for the Council’s Infrastructure funding bid. 
 
2. Recommendations  
 

I recommend that Cabinet: 
 
2.1 Notes and welcomes the progress being made on bringing forward development land and 

infrastructure to enable new residential development as set out in the Huncoat Garden Village 
Masterplan Framework and Infrastructure Delivery Strategy. 

 
2.2 Approves the principal interventions set out in paragraph “3.8” of this report to be included 

within the Council’s Infrastructure Funding bid submission to Homes England.  
 
2.3 Approves the proposal to apply for Infrastructure Funding to Homes England for up to £30 

million for Huncoat Garden Village as outlined in this report. 
 
2.4 Delegates authority to the Head of Regeneration and Housing, following consultation with the 

Leader of the Council and Portfolio Holder, to make amendments to the Infrastructure Funding 
Bid submission prior to submission of the same to refine costs or improve project viability. 

 
2.5 The Council’s Chief Executive and Director of Finance are given delegated authority, following 

consultation with the Leader of the Council, to sign off the relevant documents required for the 
Council’s Infrastructure Funding bid submission as highlighted in paragraph 3.7 of the report. 

 
2.6 Note that if the Infrastructure Funding Bid is successful, a further report will be brought to 

Cabinet to approve acceptance of the funding, once the terms and overall project structure 
have been confirmed.  In addition, further approvals will be sought in relation to procurement, 
appointment of contractors and professional services, and a number of legal agreements with 
third parties including land owners/developers and National Highways as set out in the report. 

 
2.7 Further note, in progressing the Huncoat Garden Village project should the Council’s 

Infrastructure Fund bid be successful, entering a funding agreement with Homes England and 



 

 

the spend programme will generate a number of risks for the Council.  Some of the key risks 
are set out in in paragraph “3.13”.  Should the Council’s bid be successful a further report will 
be brought to Cabinet as described in “2.6” above.  This will include a risk register with details 
on how the risks will be mitigated.   

 
3. Reasons for Recommendations and Background 
 
3.1 Huncoat Garden Village forms a major part of Hyndburn Borough Council’s growth plans 

including a once in a lifetime opportunity to diversify Hyndburn’s housing offer and provide new 
housing in a fabulous landscape setting.  The Garden Village is a game changing opportunity 
for market making housing in Hyndburn, at a scale that not only helps the Borough retain those 
households that otherwise would leave to meet their housing aspirations elsewhere, but also 
attract new economic households to the Borough. 

 
3.2 On the 20th October 2021 Cabinet approved the Huncoat Garden Village Masterplan 

framework and Infrastructure Delivery Strategy.  The Masterplan framework is now a material 
consideration to any planning application within the area.  The Masterplan also forms part of 
the Council’s new, emerging Local Plan.  The key elements promoted by the masterplan 
framework over the next 15 years include: 

 

 Delivery of 1,816 new homes, including 312 safeguarded for the next plan period beyond 
2036, with an assumption of policy compliant affordable housing delivery within the mix 

 A new residential relief/distributer road linking Huncoat Garden Village directly with the 
A56 

 Provision to expand Huncoat Junior School (or an option to build a new school if that 
becomes necessary) 

 A new village centre located at the junction of Lower Gate Road, Altham Lane and Station 
Road.  This will link the existing Huncoat Village with the Garden Village area providing 
local facilities including shops and car parking within walking distance for all existing and 
new households 

 Railway Station improvements including a significant car parking facility with cycle storage 
and improved access arrangements 

 Circa 40 hectares of improved open space including 24 hectares of safeguarded land for a 
potential Biological Heritage site 

 In addition to the existing football/sport pitches of Bolton Avenue, a new state of the art 11-
a-side 4G pitch with flood lighting and a 9-a-side grass pitch 

 7 formal and 7 informal play areas 
 

3.3 Since the Masterplan framework’s approval, the Council has been working with Homes England, 
Lancashire County Council and National Highways to bring forward the masterplan sites within 
Huncoat for residential development.  The Masterplan Framework and Infrastructure Delivery 
Strategy was subject to high level viability analysis to help inform whether the Masterplan is 
ultimately deliverable.  On the basis of the analysis, it was concluded that there was a headline 
viability funding gap likely to be in the region of £25 million, plus the need to generate an 
appropriate per acre land value that would enable development to commence.  The Masterplan 
Delivery Strategy recognised that due to the viability challenges identified, the comprehensive 
delivery of the Garden Village would require grant funding to achieve a viable and deliverable 
Garden Village.  The key viability drains were the proposed relief/distributor road, excessive 
abnormal costs on the former developed sites (former power station and colliery sites), school 
expansion and other key infrastructure costs including off-site electricity reinforcements, foul 
drainage connections, new surface water attenuations and management, etc. 

 



 

 

3.4 Following discussions with Homes England, the Government’s housing accelerator, Homes 
England has encouraged the Council to make a Business Case submission to its Brownfield 
Land Infrastructure Funding programme.  Jointly funded by Homes England and the Council,  
Avison Young have been appointed to help the Council make a bid, using their expertise to 
prepare a five case Business Case (strategic, economic, commercial, financial and 
management).  In addition, funded by Homes England, Arcadis have been appointed to prepare 
an outline relief/distributor road design with costings to inform the Business Case. 

 
3.5 Arcadis has concluded its commission to plot and confirm the route and costs of the proposed 

new relief/distributer road.  In addition, Avison Young are well advanced in preparing the 
Council’s Business Case submission, subject to Cabinet approval.  If approved, the Business 
Case should be ready for submission to Homes England before the end of October 2022. 

 
 
3.6 Following further viability work and analysis, the Council proposes to make a funding submission 

of circa £29.6 million to Homes England, with the main grant funding costs as follows: 
 

 £6,762,327 for delivery of the relief/distributor road; 

 £4.5m contribution to delivery of Junction 8, M65 upgrades; 

 £18,317,660 for abnormal costs associated with the need for site remediation on the two 
brownfield development areas; 

 £29,579,987 total bid submission. 
 

 Factoring the above into an updated viability appraisal from that prepared as part of the 
masterplan process, the residual value showing on the viability appraisal is £15,582,511 
(positive) which equates to a land value of £215,317per hectare. Engagement with Homes 
England and review of Government ‘reasonable’ land value benchmarks support the view that 
this is an acceptable residual land value to leverage grant support. 

 
3.7 Whilst the appointed external consultancy has developed suggested responses to the questions 

needed for the Council’s Infrastructure Funding bid submission, there will be a number of 
specific bid documents / statements which require the Council’s Chief Finance Officer, (Section 
151 Officer) and Chief executive to make and sign as a true and correct record on behalf of the 
Council. 

 
3.8 The Huncoat Garden Village Business Case will seek funding for the following three key 

interventions: 
 
3.8.1 Huncoat Relief / Distributer Road 
 
 As part of developing the Masterplan, a transport study was carried out by Arcadis to understand 

the capacity of the existing local Huncoat highway network to cope with additional traffic as a 
result of new housing development in Huncoat.  The study established the trigger points for the 
implementation of highway improvements and new highway infrastructure to support the delivery 
of new housing at Huncoat Garden Village. 

 
 The study included that the local Huncoat highway network in its present form is severely 

constrained with particular issues associated with congestion at the junction of Bolton Avenue 
and Burnley Road.  Therefore the majority of development plots within the Huncoat Masterplan 
have been carefully located to the north and east of the Masterplan area to minimise any impact 
upon the junction of Bolton Avenue / Burnley Road. 

 



 

 

 The study further concluded that new highway infrastructure would be required to the east of the 
masterplan area once 400 new housing units had been constructed.  Subsequently, the 
Masterplan was developed with a new road at Huncoat linking the Western Roundabout of the 
A679 Burnley Road / A56 with Altham Lane.  This basically requires a new road of 1.1 mile in 
length, a new roundabout access spur and a new signalised junction on Altham Lane. 

 
 Subsequently, Arcadis were commissioned to carry out a more detailed analysis of the proposed 

relief road route and alignment, together with costings, to help inform the Council’s Infrastructure 
Bid.  The overall cost of the proposed relief road is £6.76 million. 

 
3.8.2 Huncoat 8, M65 Upgrade 
 
 National Highways consider Junction 8 of the M65 and Shuttleworth Mead at the Junction of the 

A6068 / A678 at very near or full capacity with the development proposals for Huncoat Garden 
Village very likely to lead to further pressure on both junctions and increased queuing beyond 
acceptable safety levels.  As the organisation responsible for the strategic highway, National 
Highways, has made it clear it cannot support further major planning applications for 
development without an agreed funding solution for junction improvements at Junction 8 and 
Shuttleworth Mead. 

 
 National Highways have carried out a M65 Junction 8 and Shuttleworth Mead Study Report 

(March 2021) which identified potential junction improvements with costs.  The solution was 
costed at £6.5 million (2020 price) and therefore allowing for material cost increases and 
inflation, the costs are now considered to be in the region of £8.5 million.  Hyndburn Borough 
Council, National Highways and Lancashire County Council are working collaboratively to 
secure the required funding to improve both junctions.  Hyndburn Borough Council proposes to 
put £4.5 million towards the overall cost as part of its Infrastructure Funding submission.  It is 
proposed the balance of the cost will be met by National Highways and Lancashire County 
Council. 

 
3.8.3 Site Remediation on the two Brownfield Sites 
 
 Two of the significant development sites within the Masterplan area are former developed sites.  

The first is the former Huncoat Power Station site and the second is the former Huncoat Colliery 
site.  Both current land owners have shared ground and site investigations and costs indicating 
an overall site abnormals remediation cost of £18.32 million. 

 
 
3.9 Subject to Cabinet’s consideration and approval, an Infrastructure Funding Bid to Homes 

England of circa £29.6 million is proposed by the end of October 2022.  Homes England 
normally take between 3 – 6 months to undertake due diligence and negotiate contracts on 
funding bids at this scale and therefore the outcome of the funding submission is likely to be 
known in the Spring 2023.   

 
3.10 Should the Council’s bid be successful the funding will have to be spent by end March 2026.  A 

high level “Overview Programme with timetable is attached at Appendix 1.  Furthermore, should 
the Council’s bid be successful two key work programmes will be required: 

 

 Site remediation works – the Council will enter into legal agreements with the brownfield 
land owners / developers (two sites) with grant draw down arrangements to ensure spend 
and works are complete before April 2026. Within the legal agreements, provisions will be 
made to ensure the Council can step-in to deliver the works and not lose the funding if and 
where necessary to meet the Homes England spend programme.   



 

 

 Relief Road – the Council will secure planning approval for the proposed road, and subject 
to planning approval and securing landowner agreement (or acquiring land as necessary 
including the potential use of Compulsory Purchase Order powers if required), the Council 
proposes to enter into enter a contract for the road’s construction.  The Council is required 
to give due diligence to its potential procurement strategy of engaging contractors and 
professional services (i.e. architects / surveyors / engineers, project managers).  The 
Council will seek appropriate professional advice to determine the most appropriate 
procurement method. 

 
So far as Junction 8 improvements are concerned the Council proposes to enter into a suitable 
funding agreement with National Highways for them to carry out the agreed works, ensuring 
expenditure is delivered in line with the Homes England expenditure programme. 

 
3.11 To achieve full spend by April 2026, the following key areas of work will need to be progressed 

at risk in advance of Homes England’s determination of the Council’s submission: 
 
3.11.1 RIBA Stage 3 – Detailed Design and Preparation of Planning Application for the Relief 

Road.  Homes England are making a grant funding contribution of £50,000 towards this stage of 
work.  The Council will need to fund the balance between the grant and contract price.  This 
work will include the progression of time-critical surveys as required to support the Planning 
Application for the Relief Road. 

 
3.11.2 Land Assembly / Compulsory Purchase Order Strategy – a strategy to inform the Council’s 

decision processes to enable a CPO to be used if required to implement the infrastructure 
required, mainly the relief road. 

 
3.11.3 Agreements with Land Owners to Deliver the Proposed Relief Road Over Land and/or 

Purchase Land for the Road. 
 
3.11.4 Land Value Equalisation terms with Land Owners relating to wider masterplan delivery. 
 
3.11.5 Site Investigations of the brownfield sites. 
 
3.12 All of the costs incurred by the Council in “3.11” above can be recovered via the Infrastructure 

Funding should the Council’s submission be successful with the exception of the upfront 
£50,000 grant received from Homes England (see 3.11.1).  Further reports will be brought to 
Cabinet for Cabinet to consider before progressing the various stages of work described in 
“3.10” and “3.11” above. 

 
3.13  A risk register has been drafted as part of the Business Case preparation process.  This will be 

owned, managed and kept under review by the Huncoat project team throughout the delivery 
period to completion of spend and delivery.  Cabinet will be invited to consider and review the 
risk register and mitigation measures should the Council’s bid be successful and therefore 
invited to enter into a funding agreement with Homes England.  Some of the key risks include: 

 
i) Spend Timescale.  The Infrastructure Fund spend timescale will be tight, with all spend 

completed by 31st March 2026.  It is therefore necessary to continue with some elements 
of work because delay would lead to project delivery and spend delays.  Work that will 
need to be progressed whilst the Council’s bid submission is considered and determined 
is listed in “3.11” above. 

ii) Relief Road.  Securing landowner agreement or land acquisition to enable the proposed 
road’s construction in time.  This could potentially include use of Compulsory Purchase 



 

 

Orders if required.  This risk will be mitigated further by the appointment of land / property 
advisors where discussions with land owners are underway. 

iii) Cost Risks.  There is a risk that the funding bid is insufficient to deliver the required 
intervention, with a further risk costs will increase due to the current global economic 
uncertainty of construction costs.  This will be reduced with the bid submission being 
developed in line with Treasury “Green Book” guidelines which helps to ensure good 
financial practice, and by making provision for significant contingency costs. 

 
 
4. Alternative Options considered and Reasons for Rejection 
 
4.1 The Huncoat Garden Village Masterplan Framework and Infrastructure Delivery Strategy 

considered six options as part of the process to arriving at the preferred option for Huncoat 
Garden Village.  This was reported in the Masterplan report to Cabinet on the 20th October 
2021.  Detailed analysis of the option development and testing is provided within the 
Masterplan Stage 2 Option Testing and Development Report which can be viewed on the 
Huncoat Garden Village Website (see paragraph 7.1) 

 
4.2 The Council could decide not to make a funding submission, and Cabinet could decide not to 

support the recommendations in the report.  This is not recommended as this is a major 
opportunity to access significant funding to bring forward housing at scale to support the 
Council’s growth plans.  If we leave the market to deliver new housing development in Huncoat 
there is a significant risk that delivery will be compromised and slowed down, and we will lose 
the opportunity to direct development in line with the Masterplan and emerging Design code. 

 
5. Consultations 
 
5.1 The Huncoat Garden Village Masterplan Framework and Infrastructure Delivery Strategy was 

subject to extensive consultation during its three stages of development.  The Huncoat Forum 
continues to be engaged and consulted on steps to deliver Huncoat Garden Village during the 
Bid’s preparation.  In addition the Council continues to engage with key stakeholders during 
the Bids preparation including Homes England, Lancashire County Council, National 
Highways, land owners, and house builders  

 
6. Implications 
 

Financial implications (including any 
future financial commitments for the 
Council) 
 

The cost of preparing the Masterplan including  
supporting studies amounts to £321,417, funded 
by: 

 Homes England - £224,000 

 Lancashire County Council - £23,000 

 Hyndburn Borough Council - £74,417 
 
In addition, the Design Code, will cost £60,000, of 
which £50,000 has been funded by the 
Department of Levelling Up Housing and 
Communities. 
 
The estimated cost of preparing the Business 
Case Submission is £155,000 of which £115,000 
is being paid for directly by Homes England with 
the balance of £40,000 funded by the Council. 
 



 

 

In addition. Homes England propose to provide 
the Council with a £50,000 grant towards the next 
stage of the relief road design (RIBA Stage 3) and 
planning application.  Any shortfall will have to be 
met by the Council.   
 
Further expenditure will need to be met at risk by 
the Council in order to progress the project and to 
ensure delivery within the grant funding period 
(see paragraph 3.11).  If the Council’s bid is 
successful, any of this expenditure will be 
recoverable.  However, if the Council’s bid was 
not successful the expenditure incurred will be at 
the Council’s own expense. A further report will 
be brought to Cabinet to identify costs that will be 
incurred in progressing the project as described in 
3.11 and the budget where the expenditure will be 
met from until the outcome of the submission is 
known. 

Legal and human rights implications 
 

Should the Council’s funding submission be 
successful the Council will need to enter into a 
funding agreement with Homes England to draw 
down funds.  A further report will be brought to 
Cabinet to seek approval of the funding  once the 
terms of the funding is known and to seek 
approval to enter an agreement with Homes 
England. 
 
In order to progress the project the Council will 
need to progress the necessary procurements 
that comply with the Council’s contract procedure 
rules and Public Contracts Regulations (as 
amended following the withdrawal from the EU).  
A further report will be brought to Cabinet for a 
number of procurements including: 

 Design and planning application 
preparation for the relief road 

 Relief Road Construction 

 A arrange of professional services to 
support the above including: 

o Land assembly / CPO strategy 
o Land owner agreements, 

equalisation arrangements and 
land acquisition 

o Site investigations 
o Project management 

Assessment of risk 
 

Refer to 3.13 above 

Equality and diversity implications 
A Customer First Analysis should be 
completed in relation to policy decisions 
and should be attached as an appendix 
to the report.  

The Council is subject to the public sector 
equality duty introduced by the Equality Act 2010.  
When making a decision in respect of the 
recommendations in this report cabinet must have 
regard to: 

http://hyntranet/index.php?option=com_remository&Itemid=80&func=startdown&id=1407


 

 

  

 Eliminate unlawful discrimination, harassment 
and victimisation; and 

 Advance equality of opportunity between 
those who share a relevant protected 
characteristic and those who don’t; and  

 Foster good relations between those who 
share a relevant protected characteristic and 
those who don’t. 

 
For these purposes the relevant protected 
characteristics are: age, disability, gender 
reassignment, pregnancy and maternity, race, 
religion or belief, sex and sexual orientation. 
 
 

 
7. Local Government (Access to Information) Act 1985: 

List of Background Papers  
 
7.1  Huncoat Garden Village Website:   
 
 http://www.huncoatgardenvillage.co.uk/ 
 
7.2 Previous reports to Cabinet on the 4th of January 2017, the 18th July 2018, the 15th of January 

2020 and the 20th of October 2021. 
 

 
8. Freedom of Information 
 
8.1 The report does not contain exempt information under the Local Government Act 1972, 

Schedule 12A and all information cannot be disclosed under the Freedom of Information Act 
2000. 

http://www.huncoatgardenvillage.co.uk/

