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Executive Summary

Introduction

L QOpinion Research Services (ORS) was commissioned by East Devon District Council in 2021 to prepare a Local
Housing Needs Assessment to understand and investigate the nature and make-up of current and future
housing needs across the area, providing robust evidence to support future plan-making. This study builds
upon work undertaken by ORS for East Devon in 2019, but it represents a completely new evidence base
using up to date data. At the time of writing, the plan period for the authority’s Local Plan is proposed to be
2020-40, so this evidence base uses that timeframe. This commission is part of a joint commission by East
Devon District, Exeter City, Mid Devon District and Teignbridge District Councils to produce separate but
concurrent reports of findings of district level evidence, based on the same method and data sources. This
assessment report provides the East Devon district evidence.

Government Policy

2 The Government published the original National Planning Policy Framework (the Original NPPF) in 2012. A
revised version of the National Planning Policy Framework (the Revised NPPF) was published in July 2018 and
was updated in February 2019 to incorporate a number of detailed changes. The Revised NPPF introduced a
new definition for affordable housing. Whilst the Original NPPF identified that affordable housing should be
provided for households “whose needs are not met by the market”, the Revised NPPF adds that this includes
“housing that provides a subsidised route to home ownership and/or is for essential local workers”. On this
basis, the needs of households able to afford market rent who aspire to but are unable to afford
homeownership must now be counted.

3. The 2019 NPPF requires local planning authorities to inform strategic policy making with a local housing
needs assessment. The Local Housing Needs Assessment (LHNA) must now be prepared which will establish
a minimum Local Housing Need (LHN) figure, which in turn is set by a Standard Method formula issued by
MHCLG (now the Department for Levelling Up, Housing and Communities - DLUHC). As of April 2021 (i.e.
using the source data available at the time of modelling, released at the end of March 2021), this gives a
figure of 918 dwellings per annum for East Devon. In addition, the LHNA explores the size, type and tenure
of housing needed for a range of different groups in the community.
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Establishing Current Unmet Need for Affordable Housing

4 Based on a detailed review of past trends and current estimates our analysis has concluded that, as of 2020,
1,258 households in East Devon are currently living in unsuitable housing and are unable to afford their own
housing (see Figure 33). This assessment is based on the criteria set out in the PPG and avoids double
counting as far as possible.

5 Of these households, 287 currently occupy affordable housing that does not meet the current householders’
needs, mainly due to overcrowding. Providing more suitable housing for these households will enable them
to vacate their existing affordable housing property, which can subsequently be allocated to another
(smaller) household in need of affordable housing.

6 There is, therefore, a net current affordable housing need of 971 households (1,258 less 287 = 971).
However, depending on property types and size of households in need, a higher number of new homes may
be needed to ensure there is no overcrowding.

7. Providing the net current affordable housing need for 971 households will release back into the market
(mainly in the private rented sector) the dwellings currently occupied by a total of 789 households (971 less
the 182 households which are homeless or concealed and thus do not release dwellings).

Future Need for Affordable Housing

8 In addition to those who cannot currently afford market housing, it is also necessary to consider those
households who will arise in the future; and households that can afford market rents but aspire to home
ownership.

9 The following table (Figure 1) summarises the overall impact for those who cannot afford market rents of:

» new households adding to housing need,
» households no longer present reducing housing need and

» changes in circumstances impacting existing households.

Figure 1: From Figure 38 - Annual components of household growth in East Devon 2020-40 (Source: ORS Housing Model. Note:

Figures may not sum due to rounding)

Households Households
EAST DEVON 2020-40 All households able to afford unable to afford
housing costs housing costs
All new households 4,784 3,969 +815
All households no longer present 4,216 3,563 +653
Change in existing households - 72 -72

Future affordable housing need 2020-40
567 478
(Annual average)

Future affordable housing need 2020-40 1789
(20 Year change) !

0. Qverall reviewing the contribution of each element amounts to a projected additional 1,789 households
needing affordable housing in East Devon over the 20-year period 2020-40.
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Needs of Households Aspiring to Homeownership

1. The new emphasis on households that cannot afford to own their home reflects Government concerns that
the proportion of owner occupiers has reduced nationally over the last ten to fifteen years. Estimates from
the English Housing Survey suggest that the proportion of owner occupiers reduced from around 69% in 2006
to 65%in 2011 and to 63% by 2016. Over the same period the proportion of households renting from a social
landlord also reduced from 19% to 17% whilst the proportion renting privately increased from 12% to 20%.

12 The proportion of owner occupiers varies by age with younger age groups less likely to own their home than
older households. The real change is in the extent to which younger age groups owning their property has
fallen over recent years whilst at the upper end of the age scale (aged 65 or over) home ownership has been
increasing (Figure 39).

13. Figure 2 brings together the information on assessing the unmet need for affordable housing in 2020 (see
Figure 33) together with the future need for affordable housing (Figure 1) and those aspiring to home
ownership arising over the 20-year period 2020-40. It can be noted that this assessment has no regard for
whether those aspiring can access affordable home ownership options.

Figure 2: From Figure 44 - Assessing total need for affordable housing in East Devon 2020-2040 (Source: ORS Housing Model)

Affordable Housing Affordable Housing

Need Need Overall Affordable
EAST DEVON 2020-40 .
Households unable Households aspiring Housing Need
to afford to home ownership
Current housing need in 2020 971 3,423 4,394
Future housing need 2020-40 1,789 1,828 3,617

TOTAL AFFORDABLE HOUSING NEED 2,760 5,251 8,011

14 On this basis, we can conclude that the overall need for affordable housing for East Devon would comprise a

total of 8,011 households over the 20-year period 2020-2040, equivalent to an average of 401 per annum.

15 Neither the NPPF nor PPG identify that any affordability criteria should be applied to those households who
aspire to homeownership but cannot afford to buy their own home. However, it is appropriate to consider
the extent to which these households could plausibly afford affordable homeownership products if they were
provided.

6. Given this context, Figure 3 identifies those households that both have sufficient income and savings to
purchase an open market property but nonetheless choose to rent, those households with income that would
be insufficient to afford 50% of newbuild prices at the lower quartile for the local area, and those households
with savings of less than £5,000. These are deducted from the 5,251 previously identified to leave a
remainder that could plausibly access a form of affordable homeownership product if it were provided.
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Figure 3: From Figure 45 - Aspiring affordable homeownership housing mix by household affordability 2020-2040 (Source: ORS
Housing Model)

Households
MINUS
All households RIS Ll Households MINUS LT
unable to households afford 50%
households able to able to households .
aspiring to afford i) CEle 00y afford 50% with savings CUGCE LTI
piring market afford 50% ° & LQ and have
home market home of of of less than e
ownership home . T newbuild LQ newbuild LQ £5,000 £5,000 o
ownership
more
1 bedroom 714 133 580 179 401 274 127
2 bedrooms 2,219 382 1,838 492 1,346 1,057 290
3 bedrooms 1,912 242 1,671 457 1,213 944 269

4+ bedrooms 406 42 364 160 204 120 84
17.On this basis dwellings are needed for 770 households that:
»  Aspire to homeownership but cannot afford to purchase on the open market;
» Have incomes sufficient to afford a property at 50% of market value;
» Have at least £5,000 in savings.
18- The LHNA identifies an overall affordable housing need from 3,530 households (see Figure 46) over the
20-year period 2020-40 (177 per annum). This includes the needs from all households unable to afford to
rent or own market housing and for those households who aspire to homeownership but who cannot afford

to buy, where there is a realistic prospect of those households being able to access an affordable
homeownership product.

Local Housing Need

19 Using the process set out in PPG for Housing Need Assessment [ID2a-004-20201216] the minimum annual LHN
figure for 2021 can be established as follows:

Figure 4: From Figure 48 - Establishing the minimum LHN figure for East Devon (Source: CLG, ORS; Note: Annual housing
figures are rounded to the nearest whole number)

CLG 2014-based 40% Annual Final Annual
. o

Local HH 35% uplift | LHN (inc 35% 20 yr LHN

Avg Annual HH Cap

Authorit
uthortly Increase 2021-31 applies?

Increase x applies? uplift where (LHN x 20)
Uplift applicable)

East Devon 664 10.13 1.38 No 918 No 918 18,360

2. Based on these calculations, the minimum LHN figure across East Devon is 918 dwellings per annum. This
translates to 18,360 dwellings (918 x 20) across the twenty-year period.

2L At this point in our reporting, we are referring to dwellings rather than households. A dwelling is usually
occupied by a single household although in some cases two households may share a dwelling (see glossary).

! In March 2022, after the modelling in this document was conducted, the ONS released updated affordability ratios for 2020. Using this ratio, and
the CLG 2014-based Avg Annual HH Increase 2022-32, the most up-to-date output of the standard method for East Devon at the time of writing is
946 dwellings per annum, or 18,920 over 20 years.
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Importantly, we need to make an allowance for an inevitable base level of vacant properties and the word
household becomes misleading.

22. Thus, as shown in Figure 49, the number of dwellings needed to deal with the projected household and
institutional population growth is 11,903. However, if we assume that just under 7.6%2 of dwellings will be
unoccupied at any one time this means that a total of 12,885 dwellings are required (see Figure 49).

B. The local housing need has already been identified as 918 dwellings per annum, which translates to 18,360
dwellings (918 x 20) across the twenty-year period. This leaves a difference between the housing need figure
of 18,360 dwellings and the population projected need of 12,885 dwellings.

2. This additional need is made up from two elements

» Enabling more households to form (from the pent-up housing demand) = 1,100 dwellings

» Enabling more net inward migration = 4,375 dwellings

12,885 1,100 4,375
dwellings dwellings dwellings 18.360
to meet to address for extra "
projected pent-up inward dwellings
growth demand migration

Figure 5: From Figure 50 - Extra households from pent-up demand and in-migration beyond projected (LHN scenario):
Affordable homeownership housing mix by household affordability 2020-2040 (Source: ORS Housing Model)

Al MINUS Households MINUS Households MINUS Households
households unable to households able to
households able to households
aspiring to able to afford unable to afford 50% with savings afford and
piring afford market afford 50% ¢ 6 have savings
home of of less than
ownershi LG I ] newbuild LQ £5,000 LI Er
P ownership ownership newbuild LQ ! more
1 bedroom 52 10 42 13 29 20 9
2 bedrooms 160 28 133 36 97 76 21
3 bedrooms 138 17 121 33 88 68 19

4+ bedrooms 29 3 26 12 15 9 6
oa | 30|  ssf s ] 29| 3| s

2. Figure 5 shows that dwellings suitable for 56 extra households (over and above those enumerated in Figure
3) are needed to accommodate those that aspire to homeownership that have at least £5,000 in savings and
have incomes above the relevant threshold.

%. Figure 6 shows the result of applying the vacancy rate for affordable homes to the summary of households
in Figure 47 and Figure 51, and further disaggregating aspire to homeownership into those that can afford
70% First Homes, and those that cannot. This latter group will therefore require the provision of a more
accessible product than 70% first homes (e.g., a form of shared ownership, first homes with a larger discount,
or similar). Note that the 603 C2 dwellings is the result of applying the market vacancy rate the modelled

2Based on 2011 Census data at a local authority level

10
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growth in institutional households within the population projections. There is no assumption that this need
must be provided as Class C2 dwellings.

Figure 6: From Figure 52 - Overall need for Market and Affordable Dwellings (including affordable home ownership products)

by property size (Source: ORS Housing Model. Note: Figures may not sum due to rounding)

September 2022

27.

28.

29.

Unable to Unable to
Unable to Unable to afford market afford market Total

afford market | ownership and ownership but | Affordable Total

afford market . Market .
social rents affordable Unable to able to afford Housing Housin Housing

rents afford 70% First 70% First J
Homes Homes

1 bedroom 281 29 40 97 446 751 1,198
2 bedrooms 864 154 93 220 1,331 2,757 4,088
3 bedrooms 919 217 97 193 1,428 7,460 8,888
4+ bedrooms 3,174 3,584

C2 Dwellings

Needs of a range of groups in the population

The needs of families with children and those who rent their homes are encompassed by the affordable
housing and overall housing need assessments. Older people and people with disabilities are a significant
proportion of the East Devon population and this assessment explicitly considers their needs, mindful that
the groups’ needs overlap. The needs of Gypsies, Travellers, Travelling Showpeople and students will be the
subject of separate evidence.

Housing for Older People

Itis important to plan housing which is suitable for this increase in older people within the population with a
key requirement being to predict the type of housing which will best meet their needs. Whilst most will
remain living in the same area, and many will not move from their current homes; those that do move in
their later years are likely to be looking for housing suitable for older people. In this report we have chosen
to model the need for dedicated older person housing by using the Housing Learning and Improvement
Network (Housing LIN) SHOP resource pack methodology (2012). This forecast applies a benchmark need for
particular housing types per thousand people aged 75+.

The table below (Figure 7) summarises the potential requirement for new specialist housing, taking account
of the current stock, unmet demand, and population growth for the period.

Figure 7:  From Figure 63 - Modelled Demand for Older Person Housing in East Devon 2020-40 based on Housing LIN Toolkit
Idealised Rate .
EAST DEVON per 1,000 Supply per 1000 Gross need Existing supply Unmet need in

persons aged 75+ 2020 2020

persons aged 75+

Owned Sheltered

Housing 120

47 2,696 1,065 +1,631

Rented Sheltered

Housing 274

60 72 1,348 1,622

11



Opinion Research Services Local Housing Needs Assessment: East Devon September 2022

Owned Extra Care 40 3 899 67 +832

Rented Extra Care +697

3. The model assumes a continuation of current types of housing although it is unclear if older people will aspire
to these types of specialist housing in the future. Some types of housing may experience lower demand than
others, and other, newer types of provision may appear to meet changing aspirations. A policy aim of
supporting people at home for longer along with assistive technology could also reduce or alter demand.

3. However, it should be stressed that these figures are based upon idealised outcomes for East Devon. If
current rates of provision were to continue a further 1,630 specialist older person dwellings would be
required (Figure 8), which represents 9% of the overall LHN. Therefore there is a very large range of potential
levels of need for specialist older person housing.

Figure 8: From Figure 64 - Additional older persons housing need based on maintaining current rates of provision (Source:
Figure 63 + Figure 61)

Additional need 2020-40

EAST DEVON Existing supply Current Rate per 1,000 based on maintaining
PEEBBELE 7 current rate per 1,000
Owned Sheltered Housing 1,065 47 630
Rented Sheltered Housing 1,622 72 960
Owned Extra Care 67 3 40

Rented Extra Care

Housing for People with Disabilities

32 The Government’s reform of Health and Adult Social Care is underpinned by a principle of sustaining people
at home for as long as possible. This was reflected in the changes to building regulations relating to
adaptations and wheelchair accessible homes that were published in the Building Regulations 2010 Approved
Document Part M: Access to and use of buildings.

3. Three standards are covered:
» MA4(1) Category 1: Visitable dwellings — Mandatory, broadly about accessibility to ALL properties
» M4(2) Category 2: Accessible and adaptable dwellings — Optional, similar to Lifetime Homes
» MA4(3) Category 3: Wheelchair user dwellings — Optional, equivalent to wheelchair accessible

standard.

3. Based on current need and the household projections, we can establish the future need for adapted housing
(M4[2] and M4[3]) based on the projected household growth and the changing demographics of the area.
There will be an additional 12,959 households either needing adaptations to their existing housing or suitable
new housing to be provided by 2040.

%. However, not all households will want to move to new housing — some will adapt their current homes and
others will move to another dwelling in the existing stock. Based on the housing mix in East Devon, it is likely
that around 76% will live in dwellings that could be converted to meet the M4(1) standard (see Figure 9).
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3. Whilst the proportion that could be converted to meet the M4(2) standard would be lower, this provides a
reasonable upper estimate of the number of households likely to be able to adapt existing homes rather than
move to new housing. On this basis, we could assume that at least 30% of the need for adapted housing
could not be met by adaptation of existing homes; a total of 5,119 households (see Figure 9). This figure
clearly has a significant overlap with the need for older persons dwellings set out in the preceding section of
this report.

Figure 9: From Figure 70 - Households with a long-term illness or disability in East Devon by effect on housing need (Source:
ORS Housing Model. Note: Figures may not sum due to rounding)

EAST DEVON Affordable | Market | ToTAL | %o0fLHN

Existing need in 2020

Households where an existing illness or disability affects their housing

need and need to move in 2020 190 350 >4 )
Projected future need 2020-40
Additional households in 2040 where illness or disability affects their 2323 10,095 12,418

housing need or will develop within 10 years

Maximum need for adapted housing 2020-40 (households) 2,513 10,445 12,959

Less households living in dwellings adaptable to M4(1) standard 1,467 6,373 7,840

Minimum need for adapted housing 2020-40 (households) 1,047 4,072 5,119

37. There is inevitably uncertainty about how many households will be able to meet their housing needs without
moving and how many will move to existing homes rather than new housing, however the evidence suggests
that East Devon should plan for a minimum of 30% of the LHN to be both M4(2) Category 2 or M4(3) Category
3 housing.

3. |n addition, it should be noted that the Government have stated in their response to the September 2020
consultation on raising accessibility standards of new homes: “Raising accessibility standards for new homes:
summary of consultation responses and government response”? that their intent is to change the building
regulations so that M4(2) is the default minimum standard for new homes. M4(1) will apply by exception
only:

73. Government proposes that the most appropriate way forward is to mandate the current M4(2)
(Category 2: Accessible and adaptable dwellings) requirement in Building Regulations as a minimum
standard for all new homes — option 2 in the consultation. M4(1) will apply by exception only, where
M4(2) is impractical and unachievable (as detailed below). Subject to a further consultation on the
draft technical details, we will implement this change in due course with a change to building
regulations.

Raising accessibility standards for new homes: summary of consultation responses and government response

3. The timescale for this proposed change has not yet been released, however the Council may choose to
implement a policy to make M4(2) the default minimum standard (i.e. 100% M4(2) with appropriate
exceptions, as stated above) to anticipate this change to the regulations. This would ensure that the future
need for M4(2) Category 2 housing in East Devon would be met in full.

3 Raising accessibility standards for new homes: summary of consultation responses and government response — updated July 2022:
https://www.gov.uk/government/consultations/raising-accessibility-standards-for-new-homes/outcome/raising-accessibility-standards-for-new-
homes-summary-of-consultation-responses-and-government-responsetigovernment-response



https://www.gov.uk/government/consultations/raising-accessibility-standards-for-new-homes/outcome/raising-accessibility-standards-for-new-homes-summary-of-consultation-responses-and-government-response#government-response
https://www.gov.uk/government/consultations/raising-accessibility-standards-for-new-homes/outcome/raising-accessibility-standards-for-new-homes-summary-of-consultation-responses-and-government-response#government-response
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4. |n determining the need for M4(3) Category 3; we can identify the net change in the number of households
with a wheelchair user over the period 2020 to 2040. (Figure 10). The modelling shows that the number of
households likely to need wheelchair adapted housing in East Devon is likely to increase by 1,010 over the
20-year period. Note that these are gross figures, and many of the households identified in 2020 are likely
to already live in wheelchair adapted housing.

Figure 10: From Figure 74 - Households needing wheelchair adapted housing in East Devon (Source: ORS Housing Model. Note:
Figures may not sum due to rounding. Percentage of tenure in LHN column is calculated by dividing net change for a
given tenure by the total identified need for that tenure in the LHN, as indicated by row labels.)

Net change %age of
EAST DEVON: Gross Modelled Need for Wheelchair Adapted Housing g tenure in
2020-40
LHN
Market housing 1,880 2,590 +720 5.0%
Affordable housing 680 980 +300 11.7%
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1. Introducing the Study

Introduction

11 Opinion Research Services (ORS) was commissioned by East Devon District Council in 2021 to prepare a Local

Housing Needs Assessment to understand and investigate the nature and make-up of current and future
housing needs across the area, providing robust evidence to support future plan-making. This study builds
upon work undertaken by ORS for East Devon in 2019, but it represents a completely new evidence base
using up to date data. At the time of writing, the plan period for the authority’s Local Plan is proposed to be
2020-40, so this evidence base uses that timeframe. This commission is part of a joint commission by East
Devon District, Exeter City, Mid Devon District and Teignbridge District Councils to produce separate but
concurrent reports of findings of district level evidence, based on the same method and data sources. This
assessment report provides the East Devon district evidence.

12 This work adheres to the requirements of the most recent National Planning Policy Framework (NPPF)

published in July 2021 and the associated Planning Practice Guidance (PPG), in particular the section on
housing and economic needs assessment. The Local Housing Needs (LHN) element of this assessment is
calculated based on the standard method, as outlined in the PPG in December 2020.

13 We would note that in June 2022 the first results from the UK Census of Population 2021 were released.

These cover the number of persons in East Devon by age and sex, and the number of households. They show
a population in March 2021 of 150,800 persons compared with the ONS mid-year population estimate for
June 2020 of 148,080 persons, a difference of 2,720 persons. A key reason for this difference will doubtless
be the 9 months between June 2020 and March 2021. In 2019-20 the MYEs suggested an increase in
population of approximately 1,800 persons (the average of the previous 5 years is somewhat higher, no doubt
due to the impact of Covid-19), so assuming a similar change in the period in question, this reasonably
accounts for around half of the difference, some 1,350 persons (9 months = % of 1 year, % of 1,800 = 1,350).

14 The remaining discrepancy of a further 1,370 persons is well within the uncertainty measure for the MYEs.

For context, the 95% confidence interval for the 2011 Census (noting of course that the census is generally
considered to be more accurate than a Mid-Year Estimate) in East Devon was plus or minus 1,148 persons®.

15 The ONS produced “Measures of uncertainty with proportional contributions”® suggests a 2019 MYE

uncertainty measure’ of 2.38% of the population (2,925 persons in 2019 - the equivalent for the 2020 MYEs
has not yet been released), and the average uncertainty measure of all Local Authorities in England was
4.01%. The measure in East Devon was the 222" highest of the 326 LAs in England. This suggests that

* The June 2020 Mid-Year Estimates (release date 25 June 2021) are at the time of writing the most recently published MYE. The 2021 MYE are due
to be published in Sept 2022.

®2011 Census: 95% confidence interval widths by age group - ONS December 2013:
https://webarchive.nationalarchives.gov.uk/ukgwa/20160110120507/http://www.ons.gov.uk/ons/guide-method/census/2011/census-data/2011-
census-user-guide/quality-and-methods/quality/quality-measures/confidence-intervals/index.html

5 Measures of uncertainty with proportional contributions - ONS December 2020:
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/datasets/measuresofuncertaintywithprop
ortionalcontributions

7 A relative measure of uncertainty that can be used for cross local authority comparisons.



https://webarchive.nationalarchives.gov.uk/ukgwa/20160110120507/http:/www.ons.gov.uk/ons/guide-method/census/2011/census-data/2011-census-user-guide/quality-and-methods/quality/quality-measures/confidence-intervals/index.html
https://webarchive.nationalarchives.gov.uk/ukgwa/20160110120507/http:/www.ons.gov.uk/ons/guide-method/census/2011/census-data/2011-census-user-guide/quality-and-methods/quality/quality-measures/confidence-intervals/index.html
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/datasets/measuresofuncertaintywithproportionalcontributions
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/datasets/measuresofuncertaintywithproportionalcontributions
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measures of uncertainty for Mid-Year Estimates in East Devon are by no means unusual, and a discrepancy
of approximately 1,370 persons over the ten years between censuses is not noteworthy. Therefore, there is
nothing of concern in relation to this study from the early results of Census 2021 pertaining to the population
in East Devon.

16 The release of data from Census 2021 underscores the fact that new data is constantly being released; and
housing and planning policy shifts over time. As a result a document such as this can rapidly become out of
step with the absolute latest data. It should be noted that this inevitability does not render any of its overall
findings and conclusions wrong or significantly incorrect; and that for plan making purposes a position has to
be taken at a point in time, based on the most recent evidence available at that time.

L7 This point concerning continuously updated data was echoed by the Inspector at the Luton Local Plan
Examination:

“102. Firstly, a local plan inevitably takes some years to prepare and at some stage the evidence must
become fixed if conclusions are to be reached and plans adopted. Indeed, the PPG accepts that
although, where possible, local needs assessments should be informed by the latest available
information, this does not automatically mean that housing assessments are rendered outdated every
time new projections are issued. It is also worth noting that the Inspector examining the Central
Bedfordshire Development Strategy expressed sympathy with views that ‘at some point, a local
planning authority has to climb off the carousel of ever updated demographic data and publish a
plan.””

Report on the Examination of the Luton Local Plan — August 2017
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2. Government Policy

Introduction

21 The Government published the National Planning Policy Framework (the 2012 NPPF) in 2012. This set out
the planning policies for England and how these were expected to be applied.

22 The 2012 NPPF had a presumption in favour of sustainable development, and paragraph 47 stated that Local
Plans should meet “the full, objectively assessed needs for market and affordable housing in the housing
market area”. The responsibility for establishing housing need rested with the local planning authority and
paragraph 159 of the 2012 NPPF set out that they “should prepare a Strategic Housing Market Assessment
to assess their full housing needs, working with neighbouring authorities where housing market areas cross
administrative boundaries”.

23 A revised version of the National Planning Policy Framework was published in July 2018. Whilst the 2018
NPPF maintains the underlying theme of sustainable development, several significant changes have been
introduced in relation to identifying and meeting housing needs. The 2018 NPPF was updated in February
2019 (the 2019 NPPF) to incorporate a number of detailed changes following a technical consultation and
was further updated in July 2021. Whilst most of the changes made in 2018 appear relatively minor, they
may have a substantial impact on identifying and meeting housing needs in some areas. The results of the
consultation were summarised in the document “Government response to the technical consultation on
updates to national planning policy and guidance”.

24 Under the 2021 NPPF, local planning authorities are still responsible for assessing their local housing needs;
however, paragraph 61 identifies that “strategic policies should be informed by a local housing need
assessment, conducted using the standard method in national planning guidance — unless exceptional
circumstances justify an alternative approach”. This represents a significant change, as the standard method
sets out a formulaic approach to determine the minimum Local Housing Need (LHN) figure and prescribes
the use of specific data for the calculation. Therefore, whilst the responsibility for establishing housing need
continues to rest with the local planning authority, this is now constrained to a minimum figure that is
determined centrally by the Government.

25 Local planning authorities no longer have to prepare a Strategic Housing Market Assessment (SHMA) for the
Housing Market Area (HMA), but they are now expected to produce a Local Housing Need Assessment (LHNA)
for their local area in order to assess the size, type and tenure of housing needed for different groups in the
community.

26 This focus on local area has led to a change in the Duty to Cooperate, where neighbouring authorities now
have to produce Statements of Common Ground. Whilst HMAs are no longer mentioned explicitly in the
2019 NPPF, paragraph 61 identifies that “any needs that cannot be met within neighbouring areas should
also be taken into account in establishing the amount of housing to be planned for”; and PPG identifies th