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1 Appendix DP12 –  Live Table 600 – extract 
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2 Appendix DP13 –  ‘St Albans and Harpenden: Over 600 people waiting for 
homes’, 6th January 2023, www.hertsad.co.uk 
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16/03/2023, 15:31 St Albans and Harpenden: Over 600 people waiting for homes | Herts Advertiser

https://www.hertsad.co.uk/news/23232634.st-albans-harpenden-600-people-waiting-homes/ 1/6
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St Albans and Harpenden: Over 600 people waiting for homes
6th January

HOUSING

By Pearce Bates
Pearce_Bates

Live Reporter

Comments

Over 600 people are currently on St Albans City and District Council's
housing register.

A total of 628 people are currently on St Albans City and District Council's housing
register. (Image: Google Maps)

Paw-some products for your
four-legged companion. Shop pets

Page 5 of 57

https://www.hertsad.co.uk/
https://googleads.g.doubleclick.net/pcs/click?xai=AKAOjsvz-Jndx5w1mOLlZwYr-FqlPGt--vY2gJ1tt_6i2DkepBae7iMolVRPh-ZzpW-IlM8Bo6Rmcw9B8dcAUyzMXagNFdr6Tw84eZfRmok4gzpY96ii22y0K0iB2igNc2Nf-HcPiFYOtGhOVM2Y7n6MxPKFnsDhKWoS-yzoNR9gTAcWmCW3vH4sSvFV18XdtvPU2_HZ9x0UOy_N95BVtQceKM1GelfSHc3AWQDgkpEklg9-GeP1MXY47joqzn1K81A0Bhi0qgXjX4X0MxKO1FbfoET_8BqIJxnFK_itQfyJq_6-yTXO_ZN8bdB1CLr0iycHqR4hYBbglLVtqQNVHkt3fpqzSbfRN5Q&sai=AMfl-YQ0sLO7OOe2qS0z9cFBc6o-JRCx-LSzgkBytv-Drbd7vX8D929kd1MYZWU4impDr3dRDjoym9KrehhEX3iskMMY1WAK-pHJbtMuqZuJFgK-Hxa87WCXUTtpn4OZxg&sig=Cg0ArKJSzMTMcIH7bfMX&fbs_aeid=[gw_fbsaeid]&adurl=https://litfibre.com/%3Futm_source%3DNewsquest_BespokeDisplay%26utm_medium%3DBespokeDisplay%26utm_campaign%3DSWI2636965
https://www.jobs24.co.uk/
https://www.hertsad.co.uk/homes/
https://www.hertsad.co.uk/newsletters/
https://www.hertsad.co.uk/my/account/log-in/
https://www.hertsad.co.uk/news/
https://www.hertsad.co.uk/sport/
https://www.hertsad.co.uk/things-to-do/
https://www.hertsad.co.uk/lifestyle/
https://www.hertsad.co.uk/property/
https://www.hertsad.co.uk/news/
https://www.hertsad.co.uk/news/crime/
https://www.hertsad.co.uk/news/traffic/
https://www.hertsad.co.uk/news/local-council/
https://www.hertsad.co.uk/news/business/
https://www.hertsad.co.uk/news/weather/
https://www.hertsad.co.uk/news/health/
https://www.hertsad.co.uk/news/housing/
https://www.hertsad.co.uk/news/education/
https://www.hertsad.co.uk/topics/housing/
https://www.hertsad.co.uk/author/profile/299164.Pearce_Bates/
https://www.hertsad.co.uk/author/profile/299164.Pearce_Bates/
http://www.twitter.com/Pearce_Bates
whatsapp://send?text=Over%20600%20people%20waiting%20for%20homes%20in%20St%20Albans%20and%20Harpenden%0A%0Ahttps://www.hertsad.co.uk%2Fnews%2F23232634.st-albans-harpenden-600-people-waiting-homes%2F%3fref%3Dwa
fb-messenger://share/?link=https%3A%2F%2Fwww.hertsad.co.uk/news/23232634.st-albans-harpenden-600-people-waiting-homes/%3fref%3Dfbm&app_id=
https://www.hertsad.co.uk/


16/03/2023, 15:31 St Albans and Harpenden: Over 600 people waiting for homes | Herts Advertiser

https://www.hertsad.co.uk/news/23232634.st-albans-harpenden-600-people-waiting-homes/ 2/6

The Truth About Cremations In
Hemel Hempstead
GOLDEN LEAVES | SPONSORED

According to the council, a total of 628 people are currently waiting for
homes in the area.

READ MORE

The local authority also confirmed that 49 properties are sitting empty due
to tenants moving house, passing away or transferring into care.

St Albans City and District Council have 4,889 houses to let in total, with just
over one per cent empty at this current time.

• Two 'stolen' bikes recovered by police

• St Albans council leader calls on county council to buy nursery

Recommended by

Own A Barrel Of Whisky With Average Annual Returns of
8-12%
Whisky Partners | Sponsored

Before you leave, look at these selected top stories
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3 Appendix DP14 –  More than 1,000 removed from St Albans council housing 
waiting list, 2nd July 2012, www.hertsad.co.uk 
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More than 1,000 removed from St Albans council housing waiting list
2nd July 2012

By Debbie White

Comments

MORE than 1,200 people under the age of 60 applying for social housing
in St Albans are to be told that they will be removed from the district
council’s waiting list.

The Truth About Cremations In
Hemel Hempstead
GOLDENLEAVES.COM | SPONSORED

Sweeping changes are being made to the way St Albans district council
allocates its limited housing stock, with priority being given to those with
both a housing need and local connection.

At last Thursday’s cabinet meeting councillors agreed to use greater
discretion over who could join its housing register.

St Albans district council (SADC) has over 5,000 properties available for
social housing in addition to 1,500 housing association homes it has
nomination rights over, to house people on its waiting lists.

Recommended by
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4 Appendix DP15 –  St Albans Housing Allocations Policy, February 2021 – 
extract 
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An applicant who has sufficient resources to resolve their own housing need, 
either through renting or buying a suitable property, (whether on the open 
market or through one of the low-cost home ownership schemes) or by any 
other means, will normally not be allowed onto the housing register.  In making 
this decision we will take into account any equity outstanding from the sale of a 
property, income, investment income and current property value (for 
homeowners).  This list is not exhaustive but gives an indication of what will be 
taken into account in the financial assessment.  Applicants can request a 
review of this decision.  Please note that we will disregard any sum received 
by a member of the Armed Forces as compensation for an injury or disability 
sustained on active service. 

The Gross Household Income Limits are: 
  

1 Bed Property £36,295 

2 Bed Property £48,173 

3 Bed Property £56,152 

4 Bed Property £69,608 
 

These income limits have taken into account the average market rent in the 
St Albans district.  The amounts permitted reflect gross household income, 
including adult children aged 18 and over that are included as part of the 
application. 

These income limits will be reviewed on an annual basis.  Household Income 
Limits are updated in April each year in line with the previous September’s 
RPI figure. 

Applicants with savings over £16,000 will not qualify to register for housing 
except in exceptional circumstances.  These decisions will be taken at Principal 
Officer level or above. 

If you apply to the Housing Register and you own, or part own, a property then 
your application will not be accepted onto the housing register unless there are 
very exceptional circumstances.  The decision to allow a property owner onto 
the Housing Register will be made by officers at Principal Officer level or above. 

13. Medical Grounds 

Where an applicant requests priority based on a medical condition, this will 
only be taken into account where the medical condition is being made worse 
by the accommodation that the applicant resides in or would be improved by a 
move to more appropriate accommodation. 
 
Where an applicant or member of their household has a medical condition or 
disability that is affected by their housing circumstances, they will be asked to 
submit supporting evidence.  Applicants need to state how their medical 
condition will be improved or alleviated by a move to alternative 
accommodation.  This will usually be considered along with any other medical 
reports or occupational therapy reports and may be referred to the Council’s 
Medical Adviser.  If requested the Medical Adviser will advise on the relative 
medical priority of the household and any other re-housing needs, such as a 
need for ground floor accommodation for consideration by the Council.  The 

     34   
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5 Appendix DP16 – Table 5c and Table 6b House price to workplace-based 
earnings ratio, ONS – extract 
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Tables 1c and 5c ‐ Ratio of median house price to median gross annual (where available) workplace‐based earnings 1997 to 2021
Region codRegion name  Code 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
E12000006East of England E07000240 St Albans 10.53 10.28 10.37 10.52 11.09 11.17 10.05 12.36 12.69 12.47 13.92 13.62 15.01 16.98 16.62 16.75 16.09 16.24 17.32
E92000001 England  5.93 6.60 6.79 6.95 7.15 6.97 6.40 6.85 6.80 6.77 6.76 7.09 7.52 7.72 7.91 8.04 7.88 7.86 9.05
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6 Appendix DP17 –  Housing supply and delivery NPPG – extract 
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16/03/2023, 12:29 Housing supply and delivery - GOV.UK

https://www.gov.uk/guidance/housing-supply-and-delivery 1/24

Guidance
Housing supply and delivery

Guidance on 5 year housing land supply and Housing Delivery
Test.

From:
Department for Levelling Up, Housing and Communities
(/government/organisations/department-for-levelling-up-housing-and-communities)
and Ministry of Housing, Communities & Local Government
(/government/organisations/ministry-of-housing-communities-and-local-
government)

Published
22 July 2019

This guidance includes updated sections that were previously included in the
Housing and economic land availability assessment guidance – see previous
version

 GOV.UK

Home Planning system

Contents

5 year housing land supply—

Demonstrating a 5 year housing land supply—

Confirming 5 year housing land supply—

Demonstrating a housing land supply beyond 5 years—

Calculating 5 year housing land supply—

Counting completions when calculating 5 year housing land supply—

Counting other forms of accommodation—

Housing Delivery Test—

Housing Delivery Test – Action Plans—

Contents
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16/03/2023, 12:29 Housing supply and delivery - GOV.UK

https://www.gov.uk/guidance/housing-supply-and-delivery 15/24

Revision date: 22 July 2019

How can past shortfalls in housing completions against planned
requirements be addressed?

Where shortfalls in housing completions have been identified against planned
requirements, strategic policy-making authorities may consider what factors might
have led to this and whether there are any measures that the authority can take,
either alone or jointly with other authorities, which may counter the trend. Where
the standard method for assessing local housing need is used as the starting point
in forming the planned requirement for housing, Step 2 of the standard method
factors in past under-delivery as part of the affordability ratio, so there is no
requirement to specifically address under-delivery separately when establishing the
minimum annual local housing need figure. Under-delivery may need to be
considered where the plan being prepared is part way through its proposed plan
period, and delivery falls below the housing requirement level set out in the
emerging relevant strategic policies for housing.

Where relevant, strategic policy-makers will need to consider the recommendations
from the local authority’s action plan prepared as a result of past under-delivery, as
confirmed by the Housing Delivery Test.

The level of deficit or shortfall will need to be calculated from the base date of the
adopted plan and should be added to the plan requirements for the next 5 year
period (the Sedgefield approach), then the appropriate buffer should be applied. If
a strategic policy-making authority wishes to deal with past under delivery over a
longer period, then a case may be made as part of the plan-making and
examination process rather than on a case by case basis on appeal.

Where strategic policy-making authorities are unable to address past shortfalls
over a 5 year period due to their scale, they may need to reconsider their approach
to bringing land forward and the assumptions which they make. For example, by
considering developers’ past performance on delivery; reducing the length of time a
permission is valid; re-prioritising reserve sites which are ‘ready to go’; delivering
development directly or through arms’ length organisations; or sub-dividing major
sites where appropriate, and where it can be demonstrated that this would not be
detrimental to the quality or deliverability of a scheme.

Paragraph: 031 Reference ID: 68-031-20190722

Revision date: 22 July 2019

How can past over-supply of housing completions against planned
requirements be addressed?

Where areas deliver more completions than required, the additional supply can be
used to offset any shortfalls against requirements from previous years.

Paragraph: 032 Reference ID: 68-032-20190722Contents
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7 Appendix DP18 –  South-West Hertfordshire Strategic Housing Needs 
Assessment (“SHMA16”) February 2016 – extract 
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South West Hertfordshire Strategic Housing Market Assessment 
Final Report , January 2016 

 
GL Hearn Page 112 of 194 

Table 39: Estimated level of Affordable Housing Need per annum – by location 

Area 
Current 
need 

Newly 
forming 

households 

Existing 
households 
falling into 

need 

Total 
Need 

Supply Net Need 

Dacorum 30 609 308 947 581 366 
Hertsmere 34 519 181 735 301 434 
St. Albans 33 663 161 858 241 617 
Three Rivers 17 419 110 546 189 357 
Watford 52 549 254 855 237 617 
South West Herts 167 2,760 1,014 3,941 1,550 2,391 
Source: 2011 Census/CoRe/Projection Modelling and affordability analysis 

Sensitivity to Income Thresholds 

 Whilst a 25% is the threshold in respect of the proportion of gross income spent on housing costs is 7.60

suggested by 2007 SHMA Guidance, it is recognised that what is considered affordable can vary 

and that local circumstances may justify an alternative figure. Given the socio-economic profile of 

the South West Herts population, particularly with respect to earnings and the cost of housing, in 

practice, many households locally will choose (and be reasonably able) to spend a greater 

proportion of their income on housing.  

 A 30% threshold has been used in the main modelling for consistency with general practice 7.61

nationally although it is worthwhile considering the implications of alternative thresholds. To 

understand the implications of the income threshold, we sensitivity tested affordable housing need 

assuming variant levels of income spent on housing costs. Table 40 below summarises the findings. 

In particular, we can see that with an assumption of households spending 40% gross income on 

housing costs then need falls to 1,449 households per annum (down from 2,391 using a 30% 

threshold). 
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Custom / Self Build 

 SHMAs need to investigate the contribution that self-build makes toward the local supply. Laying 9.85

the Foundations – a Housing Strategy for England 2010 sets out that only one in 10 new homes in 

Britain were custom built – a lower level than in other parts of Europe. It identifies barriers to self or 

custom-build development26 as including:  

 A lack of land;  
 Limited finance and mortgage products;  
 Restrictive regulation; and  
 A lack of impartial information for potential custom home builders.  

 Government aspires to make self-build a ‘mainstream housing option’ by making funding available 9.86

to support self- and custom-builders and by asking local authorities to champion the sector. Up to 

£30m of funding has been made available via the Custom Build programme administered by the 

HCA to provide short-term project finance to help unlock group custom build or self-build schemes. 

The fund can be used to cover eligible costs such as land acquisition, site preparation, 

infrastructure, S106 planning obligations etc.  

 Local authorities are now required to establish and maintain a register of those interested in building 9.87

or commissioning their own home. This was introduced by the Self- and Custom Homebuilding Act 

2015. This is however a new requirement on local authorities, and Registers – where they have 

been established – do not yet provide comprehensive information on demand.  

 Quantitative information regarding levels of demand for self-build is thus hard to come by, and there 9.88

is currently no real centrally held source of demand data. Some data on the availability of plots is 

held on the Buildstore website, which maintains a register of those wishing to build a custom or self 

build property as well as a register of plots available for this type of development. As of November 

2015 there were 19 plots available in South West Herts with capacity for 31 plots. 

  

                                                      
26 Self-build is generally considered to refer to situations where a household individually organises and designs the construction of their 
own home. With custom-build development, a households would work with a specialist developer to design their home.  
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Table 72: Availability of Custom/Self Build Plots (October 2015) 
Location Locations Plots 
Hemel Hempstead 4 10 
Tring 4 6 
Dacorum 8 16 
Bushey 2 2 
Potters Bar 2 2 
Radlett 4 4 
Watford Heath 1 1 
Hertsmere 9 9 
Watford 2 6 
Watford 2 6 
St. Albans 0 0 
Three Rivers 0 0 
South West Herts 19 31 
Source: Buildstore, 2015 

 From a development point of view, key issues with this market are associated with skills and risk: 9.89

whilst there may be a notable number of people with an ‘interest’ in self-build, there is in some 

circumstances a significant financial outlay, risk and time-cost associated with self-build.  

 We would expect most new delivery to be on small windfall sites; although there is some potential 9.90

through policy to encourage developers of larger schemes to designate parts of these as plots 

available for custom build.  
 

 
Key Findings: Specific Groups of the Population  
 
 This section of the report has studied the housing circumstances of various different groups of the 

population. These are: 
 

 Older people 
 People with disabilities 
 The Black and Minority Ethnic population 
 Households with children (family households) 
 Young households 

 
 Older persons – the key challenge here will be to meet the needs of an ageing population with the 

number of people aged 65 and above expected to increase by 60,200 (65%) over the 23-years from 
2013 to 2036. Demographic change is likely to see a requirement for additional levels of care/support 
along with provision of some specialist accommodation (particularly in the market sector). 

 
 People with disabilities – the number of people with disabilities is closely related to the age of the 

population and many of the conclusions related to older persons are relevant for this group. 
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Demographic projections suggest a 136% increase in the population aged over 85 from 2013 to 2036 
with Census data suggesting that 80% of this age group have some level of disability. 

 
 BME groups – the BME population of the HMA is somewhat larger in size than the regional average 

(and slightly higher than national levels). The BME population has grown significantly over the past 
decade. Characteristics of BME groups (including tenure profiles and occupancy patterns) suggest 
that such households may be disadvantaged in the housing market. Where possible the Councils 
should provide advice to BME groups and in particular ensure that accommodation quality (particularly 
in the private rented sector) can meet the needs of such households which are disproportionately 
likely to contain children. 

 
 Family households – data about family households suggests that lone parents are particularly 

disadvantaged with a high reliance on rented housing. Projections suggest an increase in the number 
of children in the HMA over the next few years and if past trends are repeated this will also see a 
notable increase in the number of lone parents. Again advice about housing options and maintaining a 
good quality of accommodation will be critical to ensure that such households’ needs are best met and 

that children are provided with a full range of opportunities (e.g. education) as they grow up. 
 
 Young person households – young people (aged under 35) are important for any area due to the long-

term economic potential they can bring. As with other groups there are some indications of this group 
being disadvantaged with a reliance on rented accommodation and higher levels of unemployment. 
Given that the housing options for young people may be more limited than for other groups it will be 
important to monitor the accommodation quality – this will need to focus on HMOs given general 
trends of an increase in house sharing over time. 

 
 Self and Custom Build – this is a small sector within the housing market, but one which has the 

potential to grow. Barriers to growth include information, development skills, land availability and 
finance. Councils are now required to maintain a register of those interested in self- and custom build. 
There is potential for plots to be set aside for custom-build development as part of larger development 
schemes.  
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Appeal Decision 
Hearing held on 7 September 2020 

Site visit made on 2 September 2020 

by Zoe Raygen  Dip URP MRTPI 

an Inspector appointed by the Secretary of State 

Decision date: 7th October 2020 

 

Appeal Ref: APP/B3410/W/20/3245077 

Land off Aviation Lane, Burton-upon-Trent 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant planning permission. 

• The appeal is made by Partner Construction Ltd, Midland Heart, Inside Land (Burton) 
Ltd against the decision of East Staffordshire Borough Council. 

• The application Ref P/2018/01291, dated 5 October 2018, was refused by notice dated 
18 July 2019. 

• The development proposed is 128 no. affordable dwellings off Aviation Lane. 
 

 

Decision 

1. The appeal is allowed, and planning permission is granted for 128 no. 

affordable dwellings on land off Aviation Lane, Burton-upon-Trent in 
accordance with the terms of the application Ref P/2018/01291, dated            

5 October 2018 subject to the conditions set out below. 

Procedural Matter 

2. The development is described as the erection of 131 No affordable dwellings on 

the planning application form. However, during the course of the Council’s 

consideration of the planning application the subject of this appeal, the number 

of units was reduced.  Both parties confirmed at the hearing that the 
development proposed is for 128 affordable dwellings and it is on that basis 

that the Council determined the planning application.  I have proceeded on that 

basis. 

3. With agreement, after the Hearing, a legal agreement under S106 of the Town 

and Country Planning Act 1990 was submitted (the S106).  This secures 
contributions towards education, health services, open space provision, refuse 

containers and the monitoring and review of a Travel Plan and the monitoring 

of the agreement by the County Council. It also includes for the provision of 

100% affordable housing, the provision and management of open space and 
the submission and implementation of a Travel Plan.  The S106 is a material 

consideration to which I return later in the decision. 

Main Issues 

4. The main issues relate to: 

• the weight to be given to the provision of affordable housing at this time; 

and 

Page 25 of 57

https://www.gov.uk/planning-inspectorate


Appeal Decision APP/B3410/W/20/3245077 
 

 
https://www.gov.uk/planning-inspectorate                          2 

• whether the proposal would provide an appropriate site for development 

having regard to local and national planning policies that seek to manage 

the location of new development. 

Reasons 

Affordable housing 

5. The annual requirement for new affordable housing contained within the East 

Staffordshire Borough Council Local Plan 2015 (Local Plan) is 112 units.  This is 

based on the findings of the Strategic Housing Market Assessment 2013, 

updated 2014 (SHMA). It is agreed within the Affordable Housing Statement of 
Common Ground (AHSOCG) that since the start of the plan period, 638 

affordable dwellings have been completed, equating to 80 dwellings per 

annum, leaving a shortfall of 258 dwellings.  

6. As well as the current shortfall, I understand that there are some 2,166 

households on the Council’s Housing Register.  While the Council advised that 
not all are in priority need, which would relate to those with medical conditions, 

or homeless persons, all meet the relevant qualification criteria.  

7. The Council states that the number of affordable houses that currently have 

permission and are anticipated to come forward (using the permissions as at 

March 2020) is around 1,076 units, some 884 of which would come forward 
over the next five years on sites that either have planning permission, or from 

planning applications that are awaiting determination.  The appellant is of the 

view that only 625 would be likely to come forward within the next five years. 

8. The appellant suggests that the Council should recoup the existing shortfall 

over the next five years, in line with the approach set out in the Planning 
Practice Guidance (PPG) for overall housing shortfalls.1 That would result in the 

need to secure delivery of some 164 dwellings per year over the next five 

years.  The Council, on the other hand, considers that the total amount of 

required affordable housing, constituting some 1,484 dwellings, would be 
provided over the whole plan period (2012-2031).  In my view, the extent of 

the shortfall and the number of households on the Council’s Housing Register 

combine to demonstrate a significant pressing need for affordable housing now. 
As such, I consider that, the aim should be to meet the shortfall as soon as 

possible. 

9. Of the seven disputed sites within the five year affordable housing land supply 

figures, two do not have planning permission, with planning applications from 

2017 still awaiting determination2. Furthermore, on both there is no agreement 
to the exact level of affordable housing.  Therefore, I am not convinced, in 

accordance with the guidance in the PPG and the Framework3, that there is 

clear evidence that the 108 dwellings relied on by the Council from these two 
sites would be deliverable within five years. There is nothing within the 

Framework or the PPG to suggest that this definition should not apply to 

affordable housing as well as market housing. 

 
1 Paragraph: 031 Reference ID: 68-031-20190722 
2 Nos 44 and 45 on Appendix 1 to the Affordable Housing Statement of Common Ground. 
3 Paragraph: 007 Reference ID: 68-007-20190722 and Annex 2 Glossary to the Framework 
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10. One of the seven sites has outline planning permission only4.  While the Council 

suggest that it is in advanced discussions with a developer, I have seen nothing 

conclusive to demonstrate an agreed timescale for the submission of a 
reserved matters, with no clear evidence that there is a reasonable prospect of 

the associated eight affordable houses coming forward within the next five 

years.  

11. My concern, given the nature of the development proposed, is whether the 

affordable housing needs of the Borough are being met. These are households 
in need of a home now. While the Council is of the view that there is not an 

overwhelming need for affordable housing which cannot be met within the  

settlement boundary, on allocated sites or through current planning 

permissions, just by excluding these three sites from its five year housing 
supply, the Councils expectation of 884 houses coming forward within five 

years is reduced to 768 which would be below the five year requirement of 818 

dwellings including the existing shortfall. 

12. The Council suggested that the delivery of affordable housing through the local 

plan is not the only route to its provision, but it could only point to delivery 
through the private rented sector as an alternative.  Whether this would be 

genuinely affordable in accordance with the National Planning Policy Framework 

(the Framework) definition is not guaranteed. The Council also stated that 
there would be turnover within the existing affordable housing stock, but I 

have no figures for this, and there has been no substantiated evidence to 

demonstrate that any reliance on turnover has worked to deliver a satisfactory 

supply to date. 

13. The appellant suggested that the actual number of affordable units provided is 
likely to be less than the submitted totals due to the effect of Right to Buy 

legislation.  However, no figures were presented in support of this argument.  

14. There is no dispute that, in general, the delivery of market housing within the 

Borough has met the required rate in the Local Plan, following the proposed 

trajectory in increased delivery over the plan period. In fact, the Council has 
surpassed the expected levels of delivery in the last two years and there is 

agreement that the Council can demonstrate a five year housing land supply.  

However, this has not translated into the expected levels of affordable housing 

delivery.  It is not clear why affordable housing delivery was not stepped to 
match that of overall housing and the Council was unable to advise me on this.   

15. Even in the last two years where housing delivery has been high, the annual 

requirement for affordable housing has not been met and has only comprised, 

at most, some 13% of the overall housing provided.  Indeed, over the plan 

period to date affordable housing has only been provided at an average of 16% 
of overall housing delivery or, on average, 80 dwellings per annum.  I note that 

over the plan period, the average delivery of affordable housing is at 17% of 

total housing delivery.  Even if I were to use this figure, for the Council to meet 
its annual affordable housing requirement it would need to deliver over 950 

units per year, which has not been achieved to date and is not envisaged in the 

Council’s trajectory contained in Policy SP3 of the Local Plan, which requires 
682 dwellings per annum from 2018/19 onwards.  

 
4 No 37 on Appendix 1 to the Affordable Housing Statement of Common Ground 
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accommodation in the private rented sector (PRS), where households are in 
receipt of the local housing allowance (LHA, also termed housing benefit), is 

not a recognised form of affordable housing.  It suggests that the extent to 
which Councils wish to see the PRS being used to make up for shortages of 
affordable housing is ultimately a local policy decision.  Nevertheless, the 

SHMA goes on to assume that the current role of the PRS continues.  On that 
basis, the SHMA reduces the need for affordable housing by discounting from 

assessed need an estimate for future lettings in the PRS to households in 
receipt of the LHA (SHMA, Appendices, Table 36, p81).  Accordingly, it 
substantially reduces overall affordable housing needs in the Southampton 

HMA to 400 dwellings, of which the need in Eastleigh Borough is 310.   

31. On the basis of these reduced figures, it concludes that there is no PUSH-wide 

need to increase housing provision to meet affordable housing needs 
(paragraph 11.9), but for Eastleigh Borough it comments (8.79):  even 
assuming the current role of the private rented sector continues we identify a 

need to deliver around 310 affordable homes pa which would require overall 
housing provision in the region of 1,000 to 1,100 dpa.  The Council, however, 

does not consider that any increase in housing provision to meet affordable 
needs is justified in this Plan.  I consider below the three key assumptions 

leading to these conclusions.  

32. Firstly, the PUSH SHMA assumes (EBC/H4A, 8.6) 30% of gross income spent 
on housing is the threshold for households in need of affordable housing.  

Many developer interests consider that this is too high and highlight the 
reference to a 25% threshold in the 2007 DCLG SHMA Guidance.  But that 

document has been cancelled.  National Policy Guidance (the Guidance) does 
not specify a threshold.  I note that 30% of the estimated income required to 
access market housing in Eastleigh would be (just) insufficient to rent an entry 

level two bedroom property.  Three bedrooms would be out of reach.  Thus a 
proportion of families would not be able to secure accommodation of adequate 

size when spending 30% of income on housing (SHMA Appendices, Table 23, 
p73 and Figure 18, p70).  A 30% threshold should thus be seen as the upper 
end of a possible range.   

33. Using the SHMA methodology, a 25% income threshold would increase the 
identified need for affordable housing to about 624 dpa for Eastleigh (prior to 

any role assigned to the PRS).  This highlights the sensitivity of the threshold 
used.  Accordingly, the figure in the SHMA of 509 dpa should be seen as a 
baseline, with actual needs recognised as potentially greater.  In this context, 

I see no justification for the Council assuming that more than 30% of income 
could reasonably be spent on housing.  Some households may be forced to do 

so, but that does not make it a justified approach to assessing need.  

34. Secondly, there is no justification in the Framework or Guidance for reducing 
the identified need for affordable housing by the assumed continued role of 

the PRS with LHA. This category of housing does not come within the definition 
of affordable housing in the Framework.  There is not the same security of 

tenure as with affordable housing and at the lower-priced end of the PRS the 
standard of accommodation may well be poor (see for example: Can't 
complain: why poor conditions prevail in the private rented sector, Shelter 

March 2014, provided by Tetlow King on behalf of Landhold Capital).   
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35. The Framework requires planning authorities to meet the housing needs of 
their area including affordable housing needs.  The availability of 

accommodation within the PRS where households are in receipt of the LHA is 
outside the control of the Council, being determined by the willingness of 
private landlords to let to tenants in receipt of the LHA.  The operation of the 

LHA is determined by the government.  I have no doubt that households in 
need of affordable housing readily perceive a substantial difference between 

these two types of housing for the reasons already given.  Accordingly, 
affordable housing needs in Eastleigh Borough are at least 509 dpa and would 
be higher if a more cautious approach were to be taken to the proportion of 

income which it is assumed is reasonable to spend on housing.   

36. Most of this need for 509 dpa is not additional to the 550 - 615 dpa arising 

from the demographic projections.  It is a requirement for a distinct type of 
housing.  I recognise that much of the need may be households in 
accommodation which is inadequate for their needs, but which may be 

adequate for other households.  The SHMA's assessment takes account of the 
release of affordable units for those needing to move who are already in 

affordable housing (EBC/H4A, 8.32).  Similarly, a move of a household from 
an unsuitable private rented unit to a suitable affordable unit would free-up 

that private rented unit, but such moves cannot happen unless affordable 
homes are available.  

37. In relation to affordable housing provision over the plan period, the Council 

notes that 323 affordable units had been delivered between 2011-2014; 
existing planning permissions have secured a further 686 units; and on the 

basis of the percentages in policy DM28, a further 2,000 could be secured 
from future permissions, resulting in about 3,000 new affordable housing units 
over the plan period.  This is the maximum likely to be delivered.  Actual 

delivery might be less as it depends on the viability of specific sites to deliver 
at 35%.  The Council's estimate equates to an average of 167 pa, substantially 

below the need for affordable housing and below even the SHMA's figure of 
310 pa where the role of the PRS with LHA was assumed to be meeting part of 
the need.   

38. The failure of the Council to recognise the true scale of need for affordable 
housing and therefore the consequential failure to consider how it might be 

addressed is a serious shortcoming.   

Market signals 

39. The Framework and Guidance indicate that household projections should be 

adjusted to take into account market signals.  The Guidance refers to 
appropriate comparison of indicators both in absolute levels and rates of 

change.  The SHMA (EBC/H4A, 6.90-6.97) highlights Eastleigh and Fareham 
among the core PUSH authorities as experiencing the highest median prices 
for most property types and where affordability issues are more acute.  

Overall, it concludes that market signals are not significant for most of the 
core authorities, but identifies modest market pressure in Eastleigh and 

Fareham. 

40. Developer interests highlight a range of market signals (see, for example, 
Table 5.3 in Nathaniel Lichfield and Partners work for Gladman 
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13 Appendix DP24 –  COVID-19 and housing: while prices may fall, homes will 
remain unaffordable’, LSE, Paul Cheshire and Christian Hilber,6th May 2020 
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1 . Main points

Private renters on a median household income could expect to spend 26% of their income on a median-
priced rented home in England, compared with 23% in both Wales and Northern Ireland, in the financial 
year ending March 2021.

London was the least affordable region with a median rent of £1,430 being equivalent to 40% of median 
income.

The West Midlands and East Midlands were the most affordable regions with median rents being 
equivalent to 21% and 22%, respectively, of median income.

Despite having very different levels of median income and rents, Yorkshire and the Humber and the South 
East had similar ratios of private rental affordability (31%).

The West Midlands is the only English region where a lower quartile rent is equivalent to less than 30% of 
a lower quartile household income.

2 . Rent prices as a percentage of income

We give an indicator of private rental affordability by expressing rent prices as a percentage of gross income for 
private renting households. For this bulletin, we deem a property "affordable" if a household would spend the 
equivalent of 30% or less of their income on rent. Data are for financial years, so 2021 refers to 1 April 2020 to 31 
March 2021.

This bulletin uses the median when it refers to "average" incomes or rental prices. This is because the 
distributions of both income and rental prices are skewed with some extreme high values.

Private rents data are supplied by , the  and published Rent Officers Wales Northern Ireland Housing Executive
data from the . For England and Wales, we use Private Rental Market Summary Statistics in England
administrative data on actual rents being paid by both existing and new tenants. Data for Northern Ireland are 
based on advertised rents for new tenants only.

The monthly rent estimates are then compared with the gross monthly incomes of private renting households for 
the same country or region, estimated through the  (FRS). The coronavirus (COVID-19) Family Resources Survey
pandemic affected the response rate to the FRS in 2021, with roughly half the usual number of households 

 and even fewer private rental households. We use statistical techniques such as weighting to partially responding
compensate for this, however there is more uncertainty around the 2021 income values than in previous years.

Further details are in  and our Section 8: Measuring the Data Private rental affordability quality and methodology 
 report.information (QMI)

This analysis is part of a series of  (alongside additional measures of housing affordability Housing Purchase 
), designed to complement the Office for National Statistics' (ONS's) Affordability, Great Britain annual housing 

. This range of statistics provides evidence about the affordability of buying a home, the cost affordability statistics
of living, and feeds into local authority housing policies.
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3 . Private rents and household incomes in 2021

The affordability of the private rental sector is important for many people.  from the Dwelling stock data
Department for Levelling Up, Housing and Communities estimate that the number of privately rented dwellings 
has doubled in England since 2001, to 4.9 million, or 20% of all dwellings, in 2021. A similar pattern has occurred 
in , where an estimated 14% of dwellings were privately rented in 2020. In , 14% of Wales Northern Ireland
households were privately rented in 2020.

As shown in Figure 1, in the financial year 2021, the median rents and median gross income of private renting 
households were:
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for low-income households 
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8 Housing supply requirements across Great Britain

Executive Summary

There is an urgent need for more housing that provides people on low incomes 
with security, decent living conditions and affordable rents. Across Great Britain 
the need and demand for low-rent housing outstrips supply. This report presents 
the findings of a study, carried out by Professor Glen Bramley of Heriot-Watt 
University for Crisis and the National Housing Federation, to estimate the scale 
of current and future housing need and associated housing requirements. Unlike 
previous studies there is a specific focus on low-income households and people 
experiencing homelessness.

The research adds to the existing evidence base on housing need by making 
an assessment of the existing backlog of unmet housing need and by providing 
a new methodology for the assessment of housing requirements. It presents 
unique analysis of housing requirements shaped by the housing outcomes we 
want to achieve as well as producing estimates driven by the Government’s 
household projections as previous studies have done. 

Key findings 
• There is currently a backlog of housing need of 4.75 million households 

across Great Britain (4 million in England). Around 3.66 million households are 
in housing need and are currently concealed and overcrowded household, 
those with serious affordability or physical health problems and people living 
in unsuitable accommodation. In addition, around 333,000 households 
experiencing core and wider homelessness1 are in housing need. Another 
250,000 older households with suitability needs are part of the backlog and 
finally 510,000 households are included because they live in poverty after 
paying their housing costs. (see Table 1.1). 

1  Core and wider homelessness definition has been developed by Heriot-Watt and Crisis. Core 
homelessness refers to people rough sleeping, sleeping in cars, tents, public transport, squatting, hostel 
residents, people placed in unsuitable temporary accommodation (including bed and breakfast and nightly 
paid hotels), night and winter shelters, sofa surfers. Wider homelessness extends to people staying with 
friends and relatives on a longer term basis, people under eviction or notice to quit who can’t afford to 
access the PRS, in other forms of temporary accommodation and those discharged from prisons, hospitals 
and other state institutions without permanent housing. For more information, see Crisis (2018) Everybody 
In: How to end homelessness in Great Britain, Chapter 5: Homelessness projections. 
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9Executive Summary

Table 1.1 Backlog of housing need in Great Britain

Type of housing need/requirement Number of 
households in 

GB (million)

Number of 
households 
in England 

(million)

Housing need including: 
• Concealed family or concealed single (including 

nondependent children) wanting to move, 
• Overcrowding (bedroom standard)
• Serious affordability problems based on 

combination of ratio measures and subjective 
payment difficulties

• Serious self-reported physical condition problems
• Accommodation unsuitable for families  

(e.g. high-rise, no garden/yard)

3.66 3.15

Core and wider homelessness 0.33 0.24

Older households with suitability needs 0.25 0.20

Households whose housing costs are unaffordable 0.51 0.41

Total 4.75 4.00

Source: UKHLS; Crisis 

• The analysis works on the assumption that the large backlog of need cannot 
be met instantaneously and it will take time to build up a really effective 
housebuilding programme to address these existing needs plus expected future 
needs and demands. There the projected levels of supply have been calculated 
on a 15 year time frame. 

• Over 15 years the research has estimated the total level of new housebuilding 
required is around 340,000 per year for England, 26,000 per year for Scotland, 
and 14,000 per year for Wales (380,000 for GB). These figures include new 
social housebuilding per year of 90,000 for England, 5,500 for Scotland and 
4,000 for Wales (100,000 across GB), with additional provision per year of 
25,000 shared ownership (or equivalent LCHO) for England, 2,500 in Scotland 
and 30,000 for intermediate affordable rent (30,000 and 33,000 across GB). 
(see table 1.2)
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Table 1.2 New housebuilding requirements in Great Britain based on need 

Total Social Rent Shared 
Ownership

Intermediate 
rent

England 340,000 90,000 25,000 30,000

Scotland 26,000 5,500 2,500 2,000

Wales 14,000 4,000 1,500 1,500

Great 
Britain

380,000 100,000 29,000 33,500

• These estimates are derived from employing three partially distinct 
methodologies: two based on a traditional demographic framework enhanced 
to reflect affordability, and the other based on a dynamic sub-regional housing 
market model and consideration of a wide range of key outcome measures, 
relating to affordability, poverty, housing need and homelessness. Figure 1.1 
sets this out in more detail. 

• The analysis does not take into account the impact of any rebalancing of the 
economy in accordance with the ambitions of the industrial strategy.

• Following the work of Barker (2004)2 and NHPAU (2009)3, affordability is seen 
as a key criterion for adapting housing numerical targets away from numbers 
inherited from previous plans or from demographic projections. However, 
the modelling shows that much greater adjustments are needed to achieve 
a meaningful levelling of affordability differences than those proposed by 
MHCLG in its 2017 planning guidance4. If the goal is to make a significant and 
proportional response to housing need, particularly the most acute needs such 
as those experiencing core homelessness, quite strongly differentiated housing 
targets are appropriate. 

• Building on previous research, it is recognised that, to reduce core 
homelessness substantially, additional measures both within housing policy 
(e.g. full application of homelessness prevention measures and housing led 
responses) and beyond housing policy (limiting or reversing some welfare 
reforms/cuts, particularly in relation to the Local Housing Allowance (LHA) 
freeze) are needed in addition to increasing overall housing supply. 

2  Barker, K. (2004) Review of Housing Supply: Delivering Stability: Securing our Future Housing Needs. 
Final Report & Recommendations. London: TSO/H M Treasury

3 National Housing and Planning Advice Unit (NHPAU) (2009) Affordability Still Matters. Titchfield: NHPAU.
4  DCLG (Department of Communities and Local Government) (2014) National Planning Practice Guidance: 

Assessment of Housing and Economic development Needs  
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Chapter 1: Introduction

Britain is in the grip of a housing crisis. One of the key 
drivers of this crisis is a lack of genuinely affordable 
housing being provided in places where people want and 
need to live. There is cross-party consensus that Britain 
needs to build a lot more housing, including affordable 
housing, to tackle its crises of housing affordability and 
homelessness. While it is generally accepted that not 
enough new affordable housing is being built, the extent 
to which there is clear evidence at national level of the 
scale of need varies across Great Britain. 

In England there is a lack of clarity over 
exactly how much and what type of 
affordable housing is needed. 

At national level, there are a number 
of sets of figures already in circulation, 
but each has shortcomings.

The framework for Objectively 
Assessed Need laid out by DCLG in 
September 2017 is widely held to 
be too blunt an instrument, both 
in terms of the inputs used and in 
terms of the outputs. No allowance 
is made for assessing the level of 
need for affordable housing beyond 
an acknowledgement in the overall 
guidance that such an assessment 
should be made.

The most widely respected existing set 
of national figures are those produced 
by the late Alan Holmans for the Town 
and Country Planning Association 
(TCPA) in 2013, and updated by Neil 

McDonald and Christine Whitehead 
in 2015. However even these have 
their own issues; they do not break 
down below regional level, the second 
iteration of them does not include an 
assessment of the need for affordable 
housing, they are in need of updating, 
and do not explicitly take account of 
levels of homelessness in calculating 
housing need. 

At the local level, many local 
authorities and city regions/sub-
regions have carried out – or paid 
consultants to carry out – Strategic 
Housing Market Assessments (SHMAs) 
or Housing Needs Assessments. 
The methodology which sits behind 
these varies from area to area, so 
that meaningful aggregation of these 
figures is not possible.

In addition to addressing the gap in 
housing needs evidence for England, 
the study set out to provide Great 
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