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STATEMENT OF TRUTH 
a) I am David Parker, Chairman of Pioneer Property Services Ltd, and have been appointed by 

the Appellants to address matters in respect of the need for, and the proposed provision of, 

affordable housing on the development under consideration.  

b) In that regard I have an Honours degree in Housing, a post-graduate diploma in Management, 

a Master’s degree in Construction Management, and I have been a Fellow of the Chartered 

Institute of Housing for more than 35 years.  

c) I worked for local authorities, housing associations, a construction company, a national house 

builder and a PLC property company before establishing Pioneer in 1999. I therefore have 40 

years’ experience in the management and development of housing and now manage a team 

of consultants providing housing and residential development expertise throughout England. 

d) I have acted as an Expert Witness for some 25 years and have consequently appeared at 

numerous round table debates and planning inquiries and have submitted evidence in respect 

of large and small residential development proposals. The evidence which I have prepared 

and provide for this appeal reference APP/D0121/W/24/3343144 is true and I confirm that the 

opinions expressed are my true and professional opinions. 
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1 INTRODUCTION 
1.1 This proof of evidence relates to the proposed residential development by Persimmon Homes 

(Severn Valley) Limited (the “Appellant”) of Land to the North of Rectory Farm, Chescombe, 

Yatton (the “Appeal Site”) and considers the very substantial material benefits associated with 

the contribution of affordable housing from the Appeal Site.  The Appeal Site is situated within 

the North Somerset District Council administrative area (“the Council”). 

1.2 The Appeal Site is the subject of planning application 23/P/0664/OUT which has been 

appealed due to non-determination by the Council and is described as an: 

“Outline planning application for the development of up to 190no. homes (including 

50% affordable homes) to include flats and semi-detached, detached and terraced 

houses with a maximum height of 3 storeys at an average density of no more than 20 

dwellings per net acre, 0.13ha of land reserved for Class E uses, allotments, car 

parking, earthworks to facilitate sustainable drainage systems, orchards, open space 

comprising circa 70% of the gross area including children's play with a minimum of 1no. 

LEAP and 2no. LAPS, bio-diversity net gain of a minimum of 20% in habitat units and 

40% in hedgerow units, and all other ancillary infrastructure and enabling works with 

means of access from Shiners Elms for consideration. All other matters (means of 

access from Chescombe Road, internal access, layout, appearance and landscaping) 

reserved for subsequent approval.” 

(Planning Statement, Stantec, March 2024 – A18) 

1.3 The proposed development will provide 50% affordable housing exceeding the policy 

requirement. Responding to the proposals, the Council’s Housing Development Officer 

consultation response (17th April 2013 – N1) states that a 50% affordable housing provision ‘is 

welcomed on the basis that 30% policy compliant is at nil public subsidy, with a tenure split of 

77% social rent and 23% shared ownership’.   

1.4 To assist the Inspector to formulate a judgement regarding the importance of affordable 

housing in the district of North Somerset this Proof of Evidence examines the appropriate 

weight that should be attributed to the provision of 50% (c.95) affordable dwellings within the 

context of policy and guidance on the matter, previous determinations by Planning Inspectors, 

and consideration of the need for additional affordable housing provision in Yatton and across 

the district compared to the past and planned supply.     

It doesn't make sense - why isn't he saying what the proposal is?  If 30% is nil public subsidy, what about the remainder?
I don't understand why the first 30% has some shared ownership instead of 100% social rent if that is the need.  And why isn't the 'extra' 20% split in the same way social rent/shared ownership?

No dispute about its importance.

'Up to'?
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1.5 This Proof of Evidence is structured as follows: 

• Section 2 of this report provides a brief review of National Planning Policy, the 

Development Plan and other policy pertinent to affordable housing and summarises 

the Appeal Site affordable housing proposals and drawing on the affordable housing 

mix findings in the Yatton LHNA to highlight that the proposals will assist with meeting 

this need. 

• Section 3 summarises the available evidence of affordable housing need in North 

Somerset and Yatton Parish drawing on a Local Housing Needs Assessment submitted 

in support of the planning application to which this Planning Appeal relates. 

• Section 4 examines sources of affordable housing supply past and present and draws 

the evidence together and considers the implications of this for the level of additional 

affordable housing needed in North Somerset and in Yatton Parish. 

• Section 5 reviews affordability indicators, establishing the significant pressures facing 

households seeking to access market housing options for sale and rent. 

• Section 6 considers the housing situation nationally, which remains amid a housing 

crisis, and examines the weight that is routinely applied by the Secretary of State and 

Planning Inspectors to the proposed provision of affordable housing.   

• Section 7 provides a summary and conclusion. 
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2 Policy Context and Affordable housing Proposals 

2.1 National and Local Policy and Guidance 

2.1.1 The National and local Planning policy position remains as that reported in Section 3 of the 

March 2024 Yatton Parish Local Housing Need Report (“Yatton LHNA” – B8) submitted in 

support of the planning application that is the subject of this Appeal. It can be summarised as 

follows:  

• The provision of affordable housing as a material consideration in the determination of 

planning applications remains of central importance within national policy and 

guidance.  

• The NPPF (L2 / online link) includes the clear objective of ‘significantly boosting the 

supply of homes’ with overall Local Housing Need being assessed using the Standard 

Method.1 

• The NPPG ‘Housing and Economic Needs Assessment’ (L3 / online link) confirms that 

‘all households whose needs are not met by the market can be considered in affordable 

housing need’.2      

• The North Somerset Core Strategy (“CS” – F1) Policy CS13 plans for a supply of 

20,985 homes overall across North Somerset during 2006 to 2026 (20 years) or c.1,049 

per annum.   

• CS Policy CS32 defines Yatton as a Service Village  

• CS Policy CS14 distributes 2,100 homes across all the Service Villages combined 

(which includes Yatton).   

• CS Policy CS16 ‘Affordable Housing’ targets the delivery of only 150 affordable homes 

per annum which equates to only c.14% of the overall 1,049 housing supply and falls 

significantly short of the level of affordable housing need identified within both the 2009 

West of England Strategic Housing Market Assessment (“SHMA09” – H22) and the 

North Somerset Local Housing Needs Assessment Report of Findings (October 2023) 

 
1 Paragraphs 60 and 61, NPPF 
2 Housing and Economic Needs Assessment Paragraph 018 

This is the development plan target.
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(“LHNA23” – H6); albeit the latter assessment excludes significant numbers of 

households eligible for affordable housing for sale.     

• The Pre-submission Plan 2040 (reg 19) Autumn 2024 consultation has been put on 

hold pending the outcome of the government July 2024 Planning Reform consultation. 

The emerging Local Plan remains of very limited weight. However, in terms of 

affordable housing Policy DP43 in the Pre-submission (reg 19) Autumn 2023 Local 

Plan (“Local Plan 2039” – G4) seeks 38.5% affordable housing on eligible Greenfield 

sites (in a 77% Social Rent and 23% Shared Ownership split where First Homes are 

not provided) and 20% on eligible previously developed land (“PDL”). These targets 

will not be sufficient to meet the backlog in unmet affordable housing need that has 

accrued in combination with future newly arising need.  

• Yatton Parish has prepared a Neighbourhood Plan (“NHP” – F6) which identifies one 

site for residential development and contains no policies specifically in respect of 

affordable housing. 

2.1.2 On the 2nd of August 2024 the Government issued an ‘Open consultation; Proposed reforms 

to the National Planning Policy Framework and other changes to the planning system’ 

(“Planning Reform Consultation” – M1) and a ‘National Planning Policy Framework: draft text 

for consultation’ (M2). The Planning Reform Consultation proposes significant reforms to both 

the NPPF and legislation with the consultation ending in September 2024. At present the 

proposals, therefore, carry limited weight. 

2.2 Affordable Housing Proposals 

2.2.1 The applicant is proposing that 50% (c.95) of the ‘up to 190 homes’ proposed on the Appeal 

Site will be provided as affordable housing.  This exceeds the 30% sought by Policy CS16. 

2.2.2 In terms of tenure split it is further proposed that 30% affordable housing will be provided in a 

tenure split which specifically complies with Policy CS16 of the Core Strategy: 

77% Social Rent  

23% Shared Ownership 

Disagree.  Weight increases as plans progress...  This is Reg 19 version two.  Does it go from 'very limited' to 'full weight' overnight on the day of adoption?

The targets are too low in his opinion?  Would he suggest theheadline should be 50%?  If Persimmon can achieve it on a flood risk site with the necessary mitigation to make it safe, then all developers can do it? 
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The additional 20% affordable housing will also be delivered as Shared Ownership.  The 

affordable housing proposals and the mechanisms for the delivery of the affordable housing 

are to be set out in a Planning Obligation.  

2.2.3 The Yatton LHNA (B8) sets out3 that the LHNA23 suggests that across North Somerset (“NS”) 

8,589 households (during 2024-2039 – 15 years) need affordable housing on the basis that 

they aspire to own their own home but are unable to afford to buy.  This suggests that 68% of 

all households in need of affordable housing would require Affordable Home Ownership 

(“AHO”).   

2.2.4 Location specific data on the tenure of existing affordable housing stock4 suggests Yatton has 

low levels of AHO.  Furthermore, affordability within Yatton is suggested to be more 

challenging than across North Somerset.5 AHO supply and affordability pressures in Yatton 

(and across North Somerset6) and the district wide unconstrained need for c.68% of affordable 

housing for AHO suggest that Yatton Parish will benefit significantly from the provision of 

additional AHO at the levels proposed. 

 

 

 

 

 

 

 

 

 

 

 
3 Paragraph 5.1.3, Yatton LHNA B8 
4 See Figure 2.3 in the Yatton LHNA B8 
5 See Figure 2.5 in the Yatton LHNA B8 
6 See Section 5 below 

Good reason to bring forward a 100% AH exceptions site - but it comes with 95 more unafforadble units which will not help Yatton's overall unaffordability and potentially could make it worse.
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3 AFFORDABLE HOUSING NEED 

3.1 Local Authority Housing Waiting List 

3.1.1 The Council confirmed on the 15th of July 2024 (Appendix 2) that there are 2,616 households 

registered on their Waiting List for affordable housing to rent across North Somerset. This is 

a 3% reduction on the figure recorded in January 2024 when the Yatton LHNA7 (B8) was 

prepared, although the number of households choosing Yatton as their ‘area of preference’ 

declined by less than 1% in the same period. Furthermore, the 2,616 households remain a 

significant increase over the 2,306 households recorded in March 2021 as needing rented 

affordable housing in North Somerset. 

3.1.2 These figures do not include those households in need of affordable housing for sale as there 

is no central register; instead, the Council rely upon each Registered Provider operating in 

their area to maintain their own separate lists (the extent of which are neither collated, nor 

reported, by the Council).    

3.2 Local Authority Evidence Base 

3.2.1 The Yatton LHNA (B8) Section 5.1 reviews the LHNA238 in detail and, in the absence of sub-

area level housing need assessments, draws on the outputs to estimate affordable housing 

need within Yatton Parish. 

North Somerset   

3.2.2 Key outputs for affordable housing need across North Somerset based on the LHNA23 and 

updated vacancy rates as per the Yatton LHNA are as follows: 

i) Unconstrained affordable housing Need: there is a total need from 12,647 households 

eligible for affordable housing for 12,913 affordable homes9 during 2024-2039 (over 

15 years – c.861 per annum).  This is comprised of: 

 
7 Yatton LHNA B8 
8 prepared by Opinion Research Services (“ORS”) on behalf of North Somerset Council to review the 2024 to 2039 period 
9 the Regulator of Social Housing (“RSH”) Statistical Data Return (“SDR”) 2023 reports a 2.1% vacancy rate in affordable housing stock in 
North Somerset and this is applied in the analysis in the Yatton LHNA Section 5.1 and Appendix 1 – see the Yatton LHNA B8. 

The information doesn't indicate the need categories.  Only A and B are in housing need, not C and D.  The information doesn't separate the need categories.

Many families indicate multiple areas to incrase the chance of accessing an affordable home - the date can show who is actually in Yatton in housing need.

The detailed analysis fot Yatton shows a different picture.  The need in the highest categories (A+B) for households in Yatton is 11 and for people living elserwhere but working in Yatton is 3.  Total of 14.  While this is just a proxy, this is a better indication of local need than using the gross figures on the register.  The void stock in Yatton is 29 units.
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a. 8,589 households in need of Affordable Home Ownership (“AHO”) on the basis 

that they aspire to own their own home, can afford market rents, but are unable to 

afford to buy, and,   

b. a further 4,058 households in need of affordable housing who cannot afford market 

rents. 

The “unconstrained” affordable housing need, which suggests a 68% AHO and 32% 

other forms of affordable housing tenure split, takes account of all households eligible 

for affordable housing in accordance with the NPPF definition and NPPG advice on 

the assessment of affordable housing need. 

ii) Constrained ‘policy-on’ affordable housing need: data in the LHNA23 suggests a 

requirement from 5,521 households. This equates to 5,637 affordable homes during 

2024-2039 (over 15 years – c.376 per annum).10 This is comprised of: 

a. 1,463 households in need of AHO and able to afford market rents, and 

b. a further 4,058 households in need of affordable housing and unable to afford 

market rents. 

Based on LHNA23 assumptions regarding incomes and savings the ‘policy-on’ 

affordable housing need, which suggests a c.27% AHO and 73% other forms of 

affordable housing tenure split, excludes a significant number of households eligible 

for affordable housing under the NPPF affordable housing definition. 

Yatton Parish 

3.2.3 In the absence of sub-area level affordable housing need outputs within the LHNA23 it can 

be broadly estimated need will arise within the Parish at a rate per person that is proportionate 

with that across the local authority area. This approach has been utilised in the Yatton LHNA11 

which concludes: 

iii) Unconstrained affordable housing Need: there is a total need for 481 affordable 

homes12 during 2024-2039 (over 15 years – c.32 per annum).  This is comprised of: 

 
10 when a 2.1% vacancy rate is applied 
11 See paragraphs 5.1.11 to 5.1.20 and Figures 5.1.2 and 5.1.3 of the Yatton LHNA (B8) 
12 when a 2.1% vacancy rate is applied 

Is that reasonable?  The scale of AH need in WsM in particualr is much greater than prosperous Yatton - Weston has wards in lowest 1% nationally of multiple deprivation indicators.
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a. 327 dwellings for AHO for households aspiring to own their own home, able to 

afford market rents, but unable to afford to buy, and,   

b. a further 154 dwellings for households who cannot afford market rents and need 

affordable housing. 

iv) Constrained ‘policy-on’ affordable housing Need: a total need for 210 affordable 

homes13 during 2024-2039 (over 15 years – c.14 per annum) is suggested.  This is 

comprised of: 

a. 56 dwellings for AHO for eligible households able to afford market rents, and 

b. a further 154 dwellings for households who cannot afford market rents and need 

affordable housing. 

However, this tenure split is based on assumptions regarding incomes and savings in 

the LHNA23 which thereby exclude a significant number of households eligible for 

affordable housing under the NPPF affordable housing definition.  

2009 Strategic Housing Market Assessment 

3.2.4 To understand how unmet affordable housing need will have accrued prior to 2024 it is 

necessary to consider the 2009 West of England Strategic Housing Market Assessment 

(“SHMA09” – H22) which forms part of the evidence base underpinning the adopted Core 

Strategy.  This concludes that a net need for 904 affordable homes per annum across the 

district 2009 to 2021 of which 735 are for rented affordable housing and 169 are for 

‘intermediate’ forms of affordable housing14 (i.e. AHO). 

3.2.5 Across Yatton Parish15 a net need for 34 affordable homes per annum 2009 to 2021 is 

suggested of which 27 are for rented affordable housing and 6 are for ‘intermediate’ forms of 

affordable housing. 

 

 

 
13 when a 2.1% vacancy rate is applied 
14 Table 4.11, SHMA09 
15 applying the same ‘top-down’ calculation methodology to the SHMA09  as presented in the Yatton LHNA using the LHNA23 data but 
applying 2011 Census population data to align more closely with the SHMA09 publication date (see Appendix 1 to this report) 

Assessment at a point in time, 15 years ago.

Yes, and the plan was found sound on the back of the evidence base, taking all other factors in the round and not AH in isolation.  The AH policies were not remirred and remain as originally adopted.  
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3.3 Demographic Modelling 

3.3.1 In the absence of any sub-area level assessment within the LHNA23 or within an assessment 

underpinning the Yatton NHP, in addition to the ‘Top Down’ LHNA23 based analysis, 

demographic projections16 have been prepared by Pioneer to project future overall housing 

needs in Yatton Parish.    

3.3.2 This process is summarised in Section 4.2 of the Yatton LHNA and reflects differences in 

population distribution in terms of age and sex at a sub-area level compared to the wider local 

authority area, providing a fine-grained assessment for the analysis. 

3.3.3 The projected household growth, including an affordability adjustment applied in accordance 

with the current NPPG Standard Method, projects a need for additional housing across all 

tenures from 596 households in Yatton Parish over a ten-year period 2023 to 2033 (or 59.6 

households per annum).  

3.3.4 In the absence of any sub-area assessment of affordable housing need, the c.38.5% ‘policy-

on’ constrained and 89.5% unconstrained proportions of overall housing that are suggested 

in the LHNA23 as being likely to be needed as affordable housing are applied to the Yatton 

LHNA demographic modelling outputs for affordability adjusted household growth in Yatton 

Parish.17 

3.3.5 The assessment process suggests an: 

i) Unconstrained affordable housing Need: for 818 affordable homes in Yatton Parish 

over 15 years ( c.5518 affordable homes per annum) 

ii) Constrained ‘policy-on’ affordable housing Need: for 352 affordable homes in Yatton 

Parish over 15 years ( c.2319 affordable homes per annum) 

 

 
16 taking the 2014-based household projections as the starting point and assessing a 10 year period – 2023 to 2033 - in line with the 
Standard Method timeframe as set out in the NPPG and the 2023 to 2033 timeframe applied to the Standard Method calculation within the 
LHNA23 (Figure 9, LHNA23) 
17 See paragraphs 5.2.1 to 5.2.7 and Figure 5.2.1 of the Yatton LHNA (B8). 
18 54.5 unrounded 
19 23.45 unrounded 

Is he saying that AH must slavishly be built in the parish, regardless of sustainability considerations and delivering AH to where it is most effective?
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3.4 Summary 

3.4.1 Based on the analysis within the Yatton LHNA, and a review of the levels of affordable housing 

need assessed in the SHMA09 (which forms part of the Core Strategy evidence base), the 

following range of overall affordable housing requirements are suggested to apply per annum 

across the district and in Yatton Parish 2009/10 to 2028/29: 

North Somerset 

i) 2009/10 to 2023/24 (15 years) – a need for 13,560 affordable homes (i.e. 904 per 

annum based on the SHMA09 and assuming this applies 2021/22 to 2023/24 in the 

absence of alternative data)  

ii) 2024/25 to 2028/29 (5 years) – a need for 1,504 (constrained ‘policy on’) to 3,444 (all 

eligible households) affordable homes (i.e. 376 to 861 per annum based on the 

LHNA23 applying an updated affordable housing vacancy rate). 

Yatton Parish 

Assuming need arises per head of population at a rate commensurate with that suggested for 

the district (in the SHMA09 and LHNA23), taking account of likely affordable housing vacancy 

rates and additional affordable housing need projections based on demographic modelling 

and LHNA23 affordability assumptions, the following range of affordable housing need is 

suggested: 

i) 2009/10 to 2023/24 (15 years) – a need for 510 affordable homes (i.e. 34 per annum 

and assuming this continues into 2021/22 to 2023/24) 

ii) 2024/25 to 2028/29 (5 years) – a need for 56 (constrained ‘policy on’) to 128 (all 

eligible households) affordable homes (i.e. 14 to 55 per annum). 
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4 AFFORDABLE HOUSING SHORTFALL 

4.1 Affordable Housing Need and Past Supply 

North Somerset 

4.1.1 The affordable housing need summarised in section 3.4 above over the 2009/10 to 2022/23 

period can be compared to the additional affordable housing supply across the district during 

this period.   

4.1.2 The affordable housing supply assumptions draw on additional affordable housing 

completions data from the Ministry of Housing, Communities & Local Government20 

(“MHCLG”)21 and Private Registered Provider Social Housing Stock in England: Statistical 

Data Returns (“SDR”) data on affordable housing stock held in North Somerset22 (thus 

enabling net increases / decreases in affordable housing stock to be calculated) (see 

Appendix 4). 

4.1.3 This process suggests a shortfall amounting to 10,752 affordable homes has accrued against 

the SHMA09 net annual need for affordable housing over the 2009/10 to 2022/23 period: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
20 Previously the Department for Levelling Up, Housing and Communities 
21 For the 2009/10 to 2011/12 period – this may be a gross additional position but is the only data available for this period – Live Table 
1008c 
22 Enabling net additions to be calculated for the 2012/13 to 2022/23 period for which data is so far available 
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Figure 4.1.1 - North Somerset Affordable Housing Shortfall 2009/10 – 2022/23 

Year Annual Affordable 
Housing Need 

Affordable 
Housing 
Supply 
(Net) 

Surplus / 
Shortfall** 

2009/10 904 239 -665 
2010/11 904 112 -792 
2011/12 904 41 -863 
2012/13 904 137 -767 
2013/14 904 86 -818 
2014/15 904 184 -720 
2015/16 904 25 -879 
2016/17 904 151 -753 
2017/18 904 159 -745 
2018/19 904 -450 -1,354 
2019/20 904 534 -370 
2020/21 904 96 -808 
2021/22* 904 222 -682 
2022/23* 904 368 -536 
TOTAL 12,656 1,904 -10,752 

Source: SHMA09, MHCLG Live Table 1008c (2009/10 to 2011/12) and Private Registered Provider Social Housing 

Stock in England: Statistical Data Returns 2012/13 to 2022/23 *assumes SHMA09 affordable housing net annual 

need continues as assessed in the SHMA09 for the 2009/10 to 2020/21 period. ** a minus indicates a shortfall 

 

Yatton Parish 

4.1.4 As at a Parish level, the affordable housing need summarised in section 3.4 above during the 

2009/10 to 2022/23 period can be compared to the additional affordable housing supply 

across the Parish during this period.   

4.1.5 The Council (see Appendix 2) have provided affordable housing supply data for the 2018/19 

to 2023/24 period suggesting a total supply of 150 units, of which 75 were provided in the 

three years 2018/19 to 2020/21.   

4.1.6 However, these are gross figures which do not reflect dwellings which change tenure because 

of Right to Buy sales to tenants.  In that respect, 2011 and 2021 Census data suggests a net 

additional 69 Affordable Homes have been provided in Yatton Parish23 over the 10 year period 

 
23 Based on best fit LSOAs 

Is this true?
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2011 to 202124 – six dwellings less than the Council have reported for the three years 2018/19 

to 2020/21.  Furthermore, 2001 and 2011 Census data suggests a reduction of 9 affordable 

homes across the Parish over the 2001 to 2011 ten-year period (or 0.9 homes per annum). 

4.1.7 The following table therefore reflects a loss of one Affordable Home per annum 2009/10 to 

2010/11 and nil completions in the years 2011/12 to 2017/18, given that Council completions 

data suggests all net additional provision is likely to only have occurred 2018/19 to 2023/24: 

Figure 4.1.2 – Yatton Parish Affordable Housing Shortfall 2009/10 – 2023/24 

Year Annual Affordable housing 
Need 

Affordable 
housing 
Supply 

(Net) 

Surplus / 
Shortfall** 

2009/10 34 -1 -35 
2010/11 34 -1 -35 
2011/12 34 0 -34 
2012/13 34 0 -34 
2013/14 34 0 -34 
2014/15 34 0 -34 
2015/16 34 0 -34 
2016/17 34 0 -34 
2017/18 34 0 -34 
2018/19 34 11 -23 
2019/20 34 4 -30 
2020/21 34 60 26 
2021/22* 34 17 -17 
2022/23* 34 19 -15 
2023/24* 34 39 5 
TOTAL 510 148 -362 

Source: SHMA09 and Pioneer Analysis as summarised at Section 3.4, 2001, 2011 and 2021 Census data and 

completions data provided by North Somerset Council, July 2024 *assumes SHMA09 affordable housing net annual 

need continues as assessed in the SHMA09 for the 2009/10 to 2020/21 period. **a minus indicates a shortfall 

 

 

 

 

 
24 KS018 2001 Census and KS402EW 2011 Census for Yatton Parish and TS054 2021 Census based on best fit LSOAs 
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4.2 Affordable Housing Need and Planned Supply 

4.2.1 The Council’s housing evidence base does not include information specifically on a committed 

‘deliverable’ supply of affordable housing.  The Yatton LHNA reviewed potential sources of 

future affordable housing supply based on the overall housing supply reported in the ‘Strategic 

Housing Land Availability Assessment’ (November 2023 – “SHLAA” – H15), the ‘Spatial 

Strategy and Capacity Paper (November 2023 – “SSCP” – G7) and through a review of 

emerging Local Policy (based on draft allocations and windfall assumptions).   

4.2.2 The latter is not adopted, and the draft allocations cannot yet be considered a ‘deliverable’ 

supply of housing. The Yatton LHNA seeks to provide a view on the additional affordable 

housing that would be needed even if the emerging Local Plan is adopted as suggested.  

4.2.3 However, when assessing the weight that should be attached to the supply of additional 

affordable housing through the Appeal proposals this should be in the context of the assessed 

need for affordable housing across the district and in Yatton against the deliverable supply of 

affordable housing assessed to be present at the time.  This is because only limited weight 

can be attached to the emerging allocations and planned housing land supply given that it is 

yet to be independently examined.   

4.2.4 Similarly, the SHLAA, whilst providing an assessment of potential residential development 

land in Yatton and across the district and of past windfall supply, does not provide a view on 

deliverable housing supply through planning permissions and / or adopted Local Plan 

allocations.   

4.2.5 As noted in the Yatton LHNA,25 the table at paragraph 7.1 of the SSCP identifies a deliverable 

supply of 207 dwellings (of all tenures) along with a 90 windfall dwellings (of all tenures) over 

a 15-year emerging Plan period. Across the district 6,656 residential commitments / existing 

permissions (of all tenures) are identified in the SSCP.   

4.2.6 Affordable housing evidence submitted to the ‘Land at Farleigh Farm and 54 and 56 Farleigh 

Road, Backwell, North Somerset’ Planning Appeal (H23) dated February 202226 provided an 

updated position on the planned supply of affordable housing. 

 
25 Paragraph 4.3.5, Yatton LHNA 
26 In respect of APP/D0121/W/21/3285624 (I12) 

Incorrect.  The 5 year supply position includes AH capacity, including those delivered through market housing sites.

If you don't assess it against the LP which is at an advanced stage, they you need to judge it agaiunst the adopted policy target of 150pa.

It assesses sites for deliverability - of all housing.
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4.2.7 As of February 2022 this evidence27 concluded a deliverable supply of 867 affordable homes 

(175 homes per annum) across North Somerset during a five-year 2021/22 to 2025/26 period, 

of which 60 are identified as falling within Yatton Parish28 (i.e. c.12 per annum).   

4.2.8 This assessment is described as based on a detailed analysis of the overall deliverable 

housing supply in the district and the estimated number of affordable homes that would be 

delivered as a result.29   

4.2.9 The Inspector referred to a supply of 171 affordable homes per annum 2021-26 (855 over five 

years) falling ‘short of the need identified by the LHNA’ for North Somerset.30 The Inspector’s 

report set out that the Appellant concluded a supply of 4501 homes overall (3.1 years), whilst 

the Inspector concluded a 5,181 overall housing land supply (3.5yrs).   

4.2.10 Assuming the Inspector’s concluded annual rate of deliverable affordable housing supply 

continues to apply across the district over the next five years - i.e. 171 net affordable homes 

per annum - the following affordable housing shortfalls are calculated against the affordable 

housing need across North Somerset established in Section 3 above: 

Figure 4.2.1 - North Somerset Affordable Housing Shortfall 2023/24 – 2028/29 

Year 
Annual Affordable housing 

Need 

Affordable 
housing 
Supply 

(Net) Surplus / Shortfall** 
2023/24 904 171 -733 

  
Constrained 

'Policy-on'   
All Eligible 

Households  
Constrained 

'Policy-on'   
All Eligible 

Households 
2024/25 376 to 861 171 -205 to -690 
2025/26 376 to 861 171 -205 to -690 
2026/27 376 to 861 171 -205 to -690 
2027/28 376 to 861 171 -205 to -690 
2028/29 376 to 861 171 -205 to -690 
TOTAL 2784 to 5209 1,026 -1758 to -4183 

Source: Affordable housing need: SHMA09 for 2023/24, LHNA23 and updated affordable housing vacancy rates 
for 2024/25 to 2028/29 – see Affordable housing need summary in section 3.5 above, Affordable housing supply:  
See paragraphs in Section 4.2 of this Proof of Evidence. ** a minus indicates a shortfall 
 

 
27 Affordable housing Proof of Evidence ‘Land at Farleigh Farm and 54 and 56 Farleigh Road, Backwell, North Somerset’ 
(APP/D0121/W/21/3285624) paragraph 6.38 and Appendix JS5 (H23) 
28 as well as £240k as a commuted sum 
29 Affordable housing Proof of Evidence ‘Land at Farleigh Farm and 54 and 56 Farleigh Road, Backwell, North Somerset’ 
(APP/D0121/W/21/3285624) paragraph 6.37 (H23) 
30 Land at Farleigh Farm and 54 and 56 Farleigh Road, Backwell, BS48 3PD - Appeal Reference APP/D0121/W/21/3285624, Inspector’s 
Report 22nd June 2022 - Paragraph 105, Inspector’s report 
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4.2.11 Across Yatton Parish since the Farleigh work was undertaken, there have been c.68 new 

affordable housing approvals.  Meanwhile some of the approvals within the Farleigh evidence 

may have been delivered and fallen out of the future supply calculation, but they will still need 

to be factored into the past need / supply comparison in 4.1 above.   

4.2.12 However, assuming the Farleigh evidence affordable housing units are still within the current 

5yr period this now gives a total of 128 affordable housing approvals / deliverable supply – 

25.6 per annum.  This supply is factored into the future need / deliverable supply analysis for 

Yatton in the Table below:   

Figure 4.2.2 – Yatton Parish Affordable housing Shortfall 2024/25 – 2028/29 

Year Annual Affordable Housing Need 

Affordable 
Housing 
Supply 

(Net) Surplus / Shortfall* 

  
Constrained 

'Policy-on'   
All Eligible 

Households  
Constrained 

'Policy-on'   
All Eligible 

Households 
2024/25 14 to 55 25.6 11.6 to -29.4 
2025/26 14 to 55 25.6 11.6 to -29.4 
2026/27 14 to 55 25.6 11.6 to -29.4 
2027/28 14 to 55 25.6 11.6 to -29.4 
2028/29 14 to 55 25.6 11.6 to -29.4 
TOTAL 70 to 275 128 58 to -147 

Source: Affordable housing need: LHNA23 (H6) and Pioneer analysis for 2024/25 to 2028/29 – see Affordable 
housing need summary in section 3.5 above, Affordable housing supply: See paragraphs in Section 4.2 of this 
Proof of Evidence. *a minus indicates a shortfall 
 

4.2.13 While the estimated planned supply may meet future affordable housing need at the lower, 

constrained, end of the range in Yatton, Section 4.3 below demonstrates that where past need 

and future need / supply are brought together, there remains an overall shortfall. 
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4.3 Affordable Housing Shortfall Summary 

4.3.1 Taking account of the assessed past and future need for affordable housing and the past and 

planned levels of supply of affordable housing the following overall affordable housing 

shortfalls are suggested to accrue by 2028/29 in North Somerset and Yatton Parish unless 

an additional supply is identified: 

Figure 4.3.1 - North Somerset Affordable Housing Shortfall 2009/10 – 2028/29 

Period Affordable Housing Need 

Affordable 
Housing 
Supply 

(Net) Surplus / Shortfall** 
2009/10 

to 
2028/29 

15,440 to 17,865 2,930 -12,510 to -14,935 

Source: Affordable housing Need and Supply analysis summarised in Sections 4.1 and 4.2 of this Proof of 
Evidence ** a minus indicates a shortfall 
 
Figure 4.3.2 – Yatton Parish Affordable Housing Shortfall 2009/10 – 2028/29 

Period Affordable housing Need 

Affordable 
housing 
Supply 

(Net) Surplus / Shortfall* 
2009/10 

to 
2028/29 

580 to 785 276 -304 to -509 

Source: Affordable housing need and supply analysis summarised in Sections 4.1 and 4.2 of this Proof of Evidence 

*a minus indicates a shortfall 

4.3.2 Based on housing needs analysis in the Yatton LHNA and past / planned supply, unless a 

significant additional net deliverable supply of affordable housing is identified across North 

Somerset and in Yatton Parish over the next five years an affordable housing shortfall will 
continue to accrue to 12.5k to 14.9k homes across North Somerset and 304 to 509 
homes across Yatton Parish by 2028/29.   

4.3.3 As well as the new committed affordable housing supply already factored into the above 

calculations, there will be a supply of re-lets / re-sales of Affordable Housing, data provided 

by the Council for the three years 2021 to 2023 suggests these will average c.12 affordable 

homes per annum if past trends continue (i.e. amounting to c.60 affordable homes over 
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2024/25 to 2028/29).  This will be insufficient to address the significant backlogs in unmet 

Affordable Housing need likely to accrue across the Parish by 2028/29. 

4.3.4 The appeal site, which will provide 50% of the homes proposed as affordable housing (20% 

more than sought in adopted Core Strategy policy), will assist with addressing unmet 

Affordable Housing need. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Policy CS16 of the Core Strategy states that 'there is no upper limit to the potential affordable housing provision or contribution, but a benchmark of 30% will be sought as a starting point'. It is wrong to suggest it is '20% more'.
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5 AFFORDABILITY INDICATORS 
5.1 Median house price to workplace earnings ratios are identified by national guidance as a 

measure of affordability: 

Figure 5.1 - Workplace-based median house price to median earnings ratio 

 

Source: Office for National Statistics Crown copyright 2024 

5.2 Data published by the Office for National Statistics (“ONS” – see Appendix 3) suggests that 

the ratio of median house price to workplace based earnings across the district has increased 

from 6.93 in 2009 to 10.01 in 2023.31 Affordability is suggested to be worse than it is across 

the South West as a whole (the latter has a ratio of 9.27 as at 2023).   

5.3 Trends in house price to income ratios provide a significant indicator of housing affordability 

pressures over time.  The increasing affordability pressures in the district since 2009 suggest 

that affordable housing need (and the backlog of unmet need) is very unlikely to have 

diminished in the local authority area. The data suggests that households are increasingly 

unlikely to be able to afford to resolve their housing needs in the private sector.   

5.4 It is currently unclear how house prices will fare over the medium term but given ongoing cost 

of living pressures, affordability is unlikely to improve in real terms.  

 

 
31 Most recent period available as at August 2024 
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Private Rent 

5.5 The LHNA23 suggests that it is reasonable to assume that households spend 35% of their 

household income on housing costs.32 

5.6 Private Rental Market Statistics data is published by the ONS and provides a ‘Summary of 

monthly rents recorded between 1 October 2022 to 30 September 2023 by administrative area 

for England’: 

Figure 5.2 - Private Rental Market Statistics Extract – North Somerset 2022-2023 

 

 

 

 

Source: Private Rental Market Statistics Table 2.7, ‘Summary of monthly rents recorded between 1 October 2022 

to 30 September 2023 by administrative area for England’, ONS 

5.7 The above data suggests that, assuming households costs equate to 35% of the household 

income, an annual household income of c.£26k per annum would be required to afford a lower 

quartile rent of c.£173 per week in North Somerset.  This is equivalent to a median market rent 

reported in the LHNA23 for a one bedroom property in North Somerset.33 

5.8 Figure 43 in the LHNA23 suggests that c.34% of households34 in need of housing in North 

Somerset 2024 to 2039 will be unable to afford market rents.   This suggests that some of the 

lowest income households, despite not being prioritised for affordable housing, may struggle 

to source suitable homes that they can afford in the private rented sector across the region. 

5.9 Affordability pressures look set to remain high across North Somerset and where demand for 

private rented housing outstrips supply households unlikely to meet ‘waiting list qualifying 

criteria’ and unable to afford open market housing for sale will be prevented from accessing 

the homes they need. 

 
32 Paragraph 3.34, LHNA23 (H6) 
33 Paragraph 3.35, LHNA23 (H6) 
34 4,058 out of 12,038 households 

But not in areas prone to flooding...
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6 THE WEIGHT TO BE ATTACHED TO AFFORDABLE HOUSING  

6.1  National Housing Crisis 

6.1.1 Nationally, we remain amid a national housing crisis.  The Government target for the provision 

of 300,000 new homes per annum (of all tenures) in England has been in place for several 

years35 and was reconfirmed within the ‘Levelling-up and Regeneration Bill: reforms to 

national planning policy’ which accompanied the draft NPPF consultation and stated that: 

“The government remains committed to delivering 300,000 homes a year by the mid-

2020s…” 

(paragraph 6, Levelling-up and Regeneration Bill: reforms to national planning policy 

Consultation, December 2023 – M5) 

6.1.2 The same paper also places an emphasis on the need to provide both affordable housing for 

owner occupation and for rent.36   

6.1.3 The new Labour administration has confirmed an objective for this national target to be 

maintained (‘with 1.5 million new homes over the next parliament‘) or at least increased (with 

a new Standard Method setting targets that will collectively seek 370,000 homes per annum 

nationally), and has further proposed that housing delivery targets for local authorities will be 

made mandatory and planning reforms will speed up housing and infrastructure delivery.37  

6.1.4 This re-confirms the accepted importance of significantly increasing overall housing supply.  

However, given the shortfalls in supply that have already accrued against the longstanding 

existing 300k annual housing delivery target, even provision on an increased 370k annual 

scale will be insufficient. 

6.1.5 Research published in February 2024 by the Centre for Economics and Business Research 

(“CEBR”) for Shelter and the National Housing Federation entitled ‘The economic impact of 

building social housing’ (“CEBR report” – H24) sets out that: 

 
35 2017 Autumn Budget M4 – 300,000 target set by Chancellor 
36 ‘Levelling-up and Regeneration Bill: reforms to national planning policy’, paragraphs 2 – 4, Chapter 5 
37 Change Labour Party Manifesto 2024 and Angela Rayner Speech at Labour Party Conference, 8th Oct 2023 (M6) – these proposals are 
now set out in the ‘Open consultation; Proposed reforms to the National Planning Policy Framework and other changes to the planning 
system’ (“Planning Reform Consultation” - 2nd of August 2024 – M1).   
 

And also the importance of protecting flood risk areas - a hard constarint.

But not in flood risk areas.
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“It is widely acknowledged within the housing sector that there is a need to build a 

minimum of 90,000 social rented homes a year, over a span of ten years, in England. 

This commitment is considered crucial for clearing social housing waitlists and 

effectively combatting homelessness.” 

(page 5, CEBR report) 

6.1.6 The CEBR report concludes that funding a programme to deliver this affordable housing would 

result in: 

- ‘direct annual savings of £243.8 million to the Exchequer in housing benefits’ 

- ‘increased economic activity in the construction sector is projected to yield £2.5 billion in 

tax revenue’, and, 

- ‘Over 30 years, the net impact for the Exchequer of funding 90,000 social homes is 

expected to be positive, with a net benefit of £11.9 billion’. 

6.1.7 Since the 300,000 overall housing delivery annual target was announced by the Chancellor 

in the 2017 Autumn Budget, significantly less than 300,000 net additional homes have been 

built in each subsequent year.  In April 2024 the Church of England with the Nationwide 

Foundation published ‘Homes for All: A Vision for England’s Housing System’ (“HFA” – H25 - 

providing a potential thirty year ‘Housing Strategy’ and suggesting targets for government to 

aspire to during an initial five-year period).  The HFA states that: 

“There is broad consensus that England needs a minimum of 300,000 additional homes 

per year, but during the period 2018-2022, only 842,980 homes were completed. This 

implies a backlog of 657,020, which means the number of homes we need to build 

each year is now even greater.” 

(page 14, HFA) 

6.1.8 Using the same data source as the HFA,38 taking account of the completions data for 2024 

suggests that the situation has worsened; a total of 1,002,270 completions 2018 to 2023 (see 

Appendix 3) compared to a target requirement for 300,000 homes per annum suggests there 

is now a 797,730 shortfall.   

 
38 Live Table 244, House building: permanent dwellings started and completed, by tenure, England, Historical Calendar Year Series 

Does this take account of insurance claims from flooded housing?
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6.1.9 Whilst a review of overall net additions to the housing stock based on Live Table 12039 (which 

takes account of completions through permitted development rights, net conversions, net 

changes of use and net other gains and demolitions and Census adjustments as opposed to 

simply gross new build completions – see Appendix 3) suggests a lower shortfall, it is still in 

the region of 389,000 homes over the 2017/18 to 2022/23 six-year period.40 

6.1.10 In addition to its observations on overall housing supply the HFA also reports:41 

- there to be 1.2 million households on local authority social housing waiting lists,  

- that there were ‘a minimum of 271,000 people recorded as homeless in England on any 

given night in 2022 and 131,000 children in temporary accommodation in 2023’. 

- that ‘England’s house prices have risen 377% in 30 years, while average disposable 

income in the UK has risen 51%’, and that, 

- social housing delivery is only just keeping ahead of sales and demolitions. 

6.1.11 Specifically in respect of affordable housing the 90k per annum requirement for Social Rented 

homes referred to in the CEBR is based on a 2019 Bramley study (H26)42 prepared for Crisis 

and the National Housing Federation which concludes that:  

“There is a current backlog of households with housing need of 3.91million households 

in Great Britain with 3.37m in England. Adding in various core and wider homeless 

people not within private households, and private renters with affordability problems 

would bring the total up to 4.75 million across Britain.” 

(Chapter 8, Housing supply requirements across Great Britain for low-income 

households and homeless people) 

6.1.12 The report concludes that a 340k annual level of housebuilding (across all tenures) is needed 

over a 15-year timeframe, with an annual target level of 90k ‘social housing’ homes and a 

 
39 ‘Components of net housing supply, England, 2006-07 to 2022-23, unrounded’ 
40Target for 2017/18 to 2022/23 6yr period (300k x 6 years) = 1,800,00 minus net additions 2017/18 to 2022/23 (1,411,140) = 388,859 
41 Pages 5 and 14, HFA 
42 Housing supply requirements across Great Britain for low-income households and homeless people: Research for Crisis and the 
National Housing Federation; Main Technical Report, Bramley, G (2019) 
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further 60k homes for Affordable Home Ownership and ‘intermediate affordable rent’43 – this 

equates to 150k Affordable Homes per annum. 

6.1.13 Live Table 1000c (see Appendix 3) suggests that there have been 338,729 affordable 

housing completions 2017/18 to 2022/23 (6 years) across England – this equates to 56.5k 

per annum.  Compared to a suggested annual need for 150k affordable homes (a total of 900k 

2017/18 to 2022/23) this suggests a shortfall in affordable housing provision across England 

of 561k homes. 

6.1.14 These points highlight the pressing need for more homes and more affordable housing across 

the Country and support that very substantial weight should be applied to affordable housing 

proposals that assist with addressing this need. 

6.2 Secretary of State and Appeal Decisions of Relevance 

6.2.1 There are numerous appeal decisions which have continued to highlight the accepted 

importance of overall housing delivery, affordable housing delivery and the need to widen 

housing choice and improve affordability across the housing market.   The decisions 

emphasise the very significant / substantial weight which the Secretary of State and Planning 

Appeal Inspectors have, on numerous occasions, attached to proposals for the provision of 

affordable housing when determining planning applications. 

Rectory Farm, Kings Langley, Hertfordshire, Dacorum, WD4 8HG, Appeal Reference  
APP/A1910/W/23/3333545, Inspector’s Report 9th May 2024 (I14) 

6.2.2 The local authority in this Planning Appeal is described as having ’a systemic and acute 

housing shortfall’44 and the Inspector reported that: 

“In my view the delivery of 135 dwellings, 54 of which would be affordable, in an area 

where there is a chronic under supply of housing and staggering levels of affordability, 

is the weightiest consideration in the planning balance. I attach very substantial 

weight to these benefits.” 

(paragraph 96, Inspector’s report – emphasis added) 

 
43 Chapter 8, Housing supply requirements across Great Britain for low-income households and homeless people: Research for Crisis and 
the National Housing Federation; Main Technical Report, Bramley, G (2019) 
44 paragraph 31, Inspector’s report 

Which of these appeals were relating to delivering AH in flood risk areas?
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Land south of Burford Road, Minster Lovell, Oxfordshire, Appeal Reference  
APP/D3125/W/23/3331279, Inspector’s Report 28th March 2024 (I15) 

6.2.3 The Inspector concluded that the Council could not demonstrate a Housing Land Supply45 

when considering proposals for development on this site and that: 

“The appeal proposal would deliver a significant amount of much needed housing, 

making an important contribution to housing supply in the District and Witney sub-area. 

It would boost the supply in the short term and assist in meeting housing requirements 

for the Local Plan period. The housing would include 40% affordable housing and 5% 

custom/self-build. I attach substantial weight to these benefits.” 

(paragraph 76, Inspector’s report – emphasis added) 

Land lying to the east of Hartfield Avenue and fronting on to Barnet Lane, Elstree, 
Hertfordshire, Appeal Reference APP/N1920/W/23/3329947, Inspector’s Report 25th 
March 2024 (I16) 

6.2.4 The Inspector concluded the Council to have a Housing Land Supply shortfall46 when 

considering proposals for development on this site within the Green Belt and on affordable 

housing concluded: 

“…the anticipation of up to 33 affordable units being delivered within the five-year 

period also merits very substantial weight.” 

(paragraph 133, Inspector’s report – emphasis added) 

Appeals A. Land South Of Chiswell Green Lane, Chiswell Green, St. Albans & B. Land 
North Of Chiswell Green Lane, Chiswell Green, St. Albans, Appeal References A. 
APP/B1930/W/22/3313110 & B. APP/B1930/W/22/3312277, Inspector’s Report 24th 
October 2023, Secretary of State Letter 22nd March 2024 (I17) 

6.2.5 The local authority, unable to demonstrate a 5-year housing land supply, is noted by the 

Secretary of State to have failed the Housing Delivery Test ‘by some margin’ and: 

 
45 Paragraph 27, Inspector’s report 
46 Paragraph 114, Inspector’s report 
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“…the Secretary of State agrees with the Inspector that in the context of such a great 

housing need, very substantial weight should be attached to the proposed housing.” 

(paragraph 29, Secretary of State Letter – emphasis added) 

Thus, the Secretary of State allowed the appeals for these sites within the Greenbelt. 

Land To The West Of Moreton Road And Castlemilk, Moreton Road, Buckingham, 
Buckinghamshire, Appeal Reference APP/J0405/V/23/3322305, Inspector’s Report 4th 
December 2023, Secretary of State Letter 1st March 2024 (I18) 

6.2.6 The Secretary of State concluded there to be less than a 5-year housing land supply and that 

in terms of the affordable housing for this Greenfield site: 

“…as affordable housing provision of 35% would materially exceed the minimum 

requirement of the LP, 25%, this provision carries significant weight” 

(paragraphs 39 and 40, Secretary of State Letter – emphasis added) 

Land south of Badminton Road, Old Sodbury, South Gloucestershire - Appeal 
Reference APP/P0119/W/22/3303905, Inspector’s Report 6th January 2023 (I19) 

6.2.7 In this appeal the Inspector allowed a 35-dwelling proposal despite noting that the local 

authority could potentially have a housing land supply of up to 5.64 years: 

“However, regardless of which figure is taken, I consider the affordable housing carries 

significant positive weight despite its modest number due to the serious and 

significant shortfall that has not been addressed in previous plan period years.” 

 (paragraph 42, Inspector’s Report – emphasis added) 

The 5-year target was noted to be a minimum not a maximum number.47 

 

 

 
47 Paragraph 42, Inspector’s report 
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Site To The West Of The A1237 And South Of North Lane, Huntington, York - Appeal 
References APP/C2741/W/21/3282969, Inspector’s Report 17th March 2022, Secretary of 
State Letter 14th December 2022 (I20) 

6.2.8 The Secretary of State allowed an appeal for the provision of 970 dwellings in the Green Belt 

in Huntingdon, York and in so doing agreed with the Planning Inspector:  

“…that delivery of 30% affordable housing would be a further social and economic 

benefit to which significant weight should be attached.” 

(paragraph 29, Secretary of State Letter – emphasis added) 

In this case the level of affordable housing proposed was in accordance with policy. 

Land to the West of Clyst Road, Topsham, Appeal Reference APP/Y1110/W/22/3296946, 
Inspector’s Report 11th October 2022 (I21) 

6.2.9 The reporting Inspector noted there to be a housing land supply shortfall, the NPPF objective 

to significantly boost housing supply and the ‘significant under delivery of affordable housing 

in the past’ meaning that: 

“…the need is now acute. Therefore, I also attribute substantial weight to the 

scheme’s affordable housing contribution.” 

(paragraph 46, Inspector’s Report – emphasis added) 

Land at Farleigh Farm and 54 and 56 Farleigh Road, Backwell, BS48 3PD - Appeal 
Reference APP/D0121/W/21/3285624, Inspector’s Report 22nd June 2022 (I12) 

6.2.10 In this North Somerset Planning Appeal relating to proposals for up to 125 dwellings on a 

Greenfield site the Inspector reported a 3.5-year housing land supply (as at June 2022) and 

described it as ‘a very significant shortfall in housing land supply’.48 In respect of affordable 

housing the Inspector stated that 128 affordable homes have been delivered per annum over 

15 years and this has ‘fallen significantly short of meeting affordable housing needs’.49  

 
48 Paragraph 90, Inspector’s report 
49 Paragraph 104, Inspector’s report 
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6.2.11 In terms of future supply the Inspector referred to a supply of 171 affordable homes per annum 

2021-26 falling ‘short of the need identified by the LHNA’ for North Somerset.50   

6.2.12 The Inspector stated that: 

“Bearing in mind the importance that the Framework attaches to meeting the needs of 

groups with specific housing requirements, the provision of 30% affordable homes, is 

a benefit attracting significant weight in my decision.” 

(paragraph 105, Inspector’s report – emphasis added) 

The Inspector went on to ‘give very significant weight to the provision of market and 

affordable housing...’51 (emphasis added) when considering the planning balance in paragraph 

146 of their report. 

Rectory Farm, Chescombe Road, Yatton, Bristol BS49 4EU - Appeal Reference 
APP/D0121/W/21/3286677, Inspector’s Report 15th June 2022 (I11) 

6.2.13 This planning appeal relates to a site within Yatton, North Somerset and so is of particular 

relevance to this inquiry.  The proposal, for 100 dwellings including 30% affordable housing, 

was allowed at appeal with the Inspector reporting: 

“With regard to the delivery of market housing, it is clear to me that the Council has a 

very poor record of housing delivery and has consistently failed to demonstrate a 

5YHLS. The shortfall is significant and should be given very significant weight. As I 

perceive it, the Council is not taking any urgent or effective action to address this, and 

a review of the housing requirement and Local Plan as a whole is now overdue and is 

unlikely to be completed for the foreseeable future. From the evidence that is before 

me it is unlikely that the shortfall would be made up quickly.” 

(paragraph 145, Inspector’s report – Inspector’s own emphasis) 

The Inspector noted that the Council’s Expert Witness ‘agreed that very significant weight 
should apply’ to the provision of market housing where there is no 5-year housing land supply 

 
50 Paragraph 105, Inspector’s report 
51 Paragraph 146, Inspector’s report 
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and ‘agreed that very significant weight should apply’ to the 30% provision of affordable 

housing regardless of the housing land supply position.52  

Land at Moor Road, Yatton, North Somerset - Appeal Reference 
APP/D0121/W/21/3285343, Inspector’s Report 27th April 2022 (I9) 

6.2.14 This North Somerset appeal was allowed with 18 affordable homes and the Inspector 

concluded in their report at paragraph 88 that this provision should attract ‘significant 
weight’. 

Roundhouse Farm, Land Off Bullens Green Lane, Colney Heath - Appeal References 
APP/B1930/W/20/3265925 and APP/C1950/W/20/3265926, Inspector’s Report 14th June 
2021 – (I22) 

6.2.15 The reporting Inspector in this St Albans District Planning Appeal stated that: 

“The persistent under delivery of affordable housing in both local authority areas 

presents a critical situation. Taking into account the extremely acute affordable housing 

position in both SADC and WHBC, I attach very substantial weight to the delivery of 

up to 45 affordable homes in this location in favour of the proposals.” 

(paragraph 54, Inspector’s Report – emphasis added) 

Land At Citroen Site, Capital Interchange Way, Brentford, Secretary of State Letter 10th 
September 2020 and Inspector’s Report 11th June 2020, Appeal Reference: 
APP/G6100/V/19/3226914 (I23) 

6.2.16 Despite a five-year housing land supply being applicable to the London Borough of Hounslow, 

considering the ‘acute housing shortage across London’ and ‘the Inspector’s conclusions on 

affordable housing’ 

“…the Secretary of State considers that overall, the benefits of housing should be given 

substantial weight.” 

(paragraph 21, Secretary of State Letter – emphasis added) 

 
52 Paragraphs 146 and 147, Inspector’s report 



 

Page 33 of 56 T: 01225 899590 | E: info@pioneerps.co.uk | W: pioneerps.co.uk                     

6.2.17 The same sentiment is repeated at paragraph 30 of the Secretary of State’s letter and on the 

basis that the Inspector’s report stated that the affordable housing ‘is no more than would be 

policy compliant’.53 

Land at Hatchfield Farm, Fordham Road, Newmarket, Inspector’s Report 1st August 
2019, Secretary of State Letter 12th March 2020, Appeal reference: 
APP/H3510/V/14/2222871 (I24) 

6.2.18 Even though a five-year housing land supply is demonstrated the Hatchfield Farm appeal 

decision confirms that affordable housing provision can be of ‘substantial weight’, with the 

Secretary of State letter stating that: 

“The Inspector confirmed that it is common ground between the parties that West 

Suffolk Council can demonstrate a five-year supply of deliverable housing sites 

(IR502). This scheme would deliver a substantial number of new dwellings, 30% of 

which would be affordable. For the reasons given at IR528 the Secretary of State 

agrees with the Inspector that there is no reason to depart from the position in the 2016 

decision that the delivery of this housing would carry substantial weight in favour of 

the proposal.” 

(paragraph 14, Secretary of State Letter - – emphasis added) 

 

 

 

 

 

 

 

 

 
53 Paragraph 15.60, page 114 
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7 SUMMARY AND CONCLUSION 
Policy Context 

7.1 That affordable housing is an important material consideration is evident from the fact that, for 

many years, its delivery has been prioritised within National Planning Policy.  Paragraph 60 of 

the NPPF includes the clear objective of ‘significantly boosting the supply of homes’ and 

paragraph 61 confirms that the ‘minimum number of homes needed’ should be informed by a 

local housing need assessment. Paragraph 63 sets out that the need for different types, sizes 

and tenures of housing should be assessed and policy should reflect this, specifically in respect 

of affordable housing where a need for it is established. 

7.2 Proposed reforms to national planning policy, anticipated to come into force in 2024 will  place 

an increased emphasis on the weight to be attached to the benefit of affordable housing 

provision, with a commitment in the August 2024 Planning Reform Consultation document to 

‘boost affordable housing’, ‘bring home ownership into reach’ and to ‘deliver more affordable, 

well-designed homes quickly’. 

7.3 CS Policy CS16 ‘Affordable Housing’ targets the delivery of only 150 affordable homes per 

annum which equates to only c.14% of the overall 1,049 housing supply and falls significantly 

short of the level of affordable housing need identified within the SHMA09 and within the 

LHNA23 – albeit the latter assessment excludes significant numbers of households eligible for 

affordable housing for sale.     

7.4 Emerging Local Plan Policy DP43 seeks 38.5% affordable housing on eligible Greenfield sites 

and 20% on eligible previously developed land in a 77% Social Rent and 23% Shared 

Ownership split where First Homes are not provided (in line with contemporaneous proposed 

national planning policy reform). 

7.5 It has been, found at the Farleigh Farm Appeal (reported in February 2022), the Council can 

only demonstrate a 3.5 year housing land supply. As such, the opportunities to secure 

affordable housing are limited, particularly considering the wider strategic viability pressures 

suggested by the Council’s evidence base. 
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Quantum of Unmet Affordable Housing Need 

7.6 Based on affordable housing needs analysis, unless a significant additional net deliverable 

supply of affordable housing is identified across North Somerset and in Yatton Parish over the 

next five years an affordable housing shortfall will continue to accrue, accumulating to 
12.5k to 14.9k homes across North Somerset and to 304 to 509 homes across Yatton 
Parish by 2028/29 – the lower end of this range excludes a significant number of households 

eligible for affordable housing under the NPPF affordable housing definition.  The potential 

supply of re-lets / re-sales of Affordable Housing will be insufficient to address the significant 

backlogs in unmet Affordable Housing need likely to accrue across the Parish 

7.7 The appeal site, which will provide 50% of the homes proposed as affordable housing (20% 

more than sought in adopted Core Strategy policy), will assist with addressing unmet 

Affordable Housing need. 

Affordability and Affordable Housing Tenure 

7.8 Office for National Statistics data suggests that the ratio of median house price to workplace 

based earnings across the district has increased from 6.93 in 2009 to 10.01 in 2023.  

Affordability is suggested to be worse than it is across the South West as a whole (the latter 

has a ratio of 9.27 as at 2023).   

7.9 Figure 43 in the LHNA23 suggests that c.34% of households in need of housing in North 

Somerset during 2024 to 2039 will be unable to afford market rents.    

7.10 Affordability pressures look set to remain high across North Somerset and where demand for 

private rented housing outstrips supply households unlikely to meet ‘waiting list qualifying 

criteria’ and unable to afford open market housing for sale will be prevented from accessing 

the homes they need. 

7.11 Location specific 2021 Census data on the tenure of existing Affordable Housing stock in the 

Yatton LHNA suggests Yatton has low levels of AHO as a proportion of the overall affordable 

housing stock.  Furthermore, the Yatton LHNA suggests affordability within Yatton to be more 

challenging than across North Somerset. AHO supply and affordability pressures in Yatton 

(and across North Somerset) and the district wide ‘unconstrained’ need for c.68% of affordable 

housing for AHO based on the LHNA23 suggest that Yatton Parish will benefit significantly 

from the provision of additional AHO at the levels proposed. 

No, this is not what CS16 says.
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The Weight to be Attached to the Affordable housing Proposals 

7.12 Nationally, we remain in the middle of a national housing crisis. A review of overall net additions 

to the housing stock based on Government data suggests a national shortfall in the region of 

389,000 homes over the 2017/18 to 2022/23 six-year period. 

7.13 The ‘Homes for All: A Vision for England’s Housing System’ paper reported in April 2024: 

- 1.2 million households on local authority social housing waiting lists  

- a minimum of 271,000 people recorded as homeless in England on any given night in 2022 

- 131,000 children in temporary accommodation in 2023 

- a 377% rise in house prices in England in 30 years compared to a 51% increase in average 

disposable incomes in the UK  

7.14 Research commissioned by Crisis and the National Housing Federation states that there is ‘a 

backlog of housing need of 4.75 million households across Great Britain (4 million in England)’ 

and concludes nearer c.340,000 homes (of all tenures) need to be built annually in England if 

a ‘meaningful levelling of affordability differences’ is to be achieved. 

7.15 Secretary of State and appeal decisions confirm that affordable housing is an important 

material consideration, that the need to address affordable housing requirements is acute and 

urgent, and that the Secretary of State has routinely attached ‘significant weight’ and 

‘substantial weight’ to the provision of affordable housing.  Even when a five-year housing land 

supply exists, when Plans are up to date, when affordable housing proposals do not exceed 

or are below policy requirements and when on Greenbelt land, the material benefits of 

affordable housing proposals have still been concluded to weigh substantially in favour of 

development proposals.   

7.16 The prioritisation of the provision of additional affordable housing in the district is a primary 

objective within Development Plan policy. 

7.17 The need for additional affordable housing in North Somerset remains acute.  It is in the context 

of this ongoing significant, unmet affordable housing need, and that:  
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- the council does not have an NPPF compliant Housing Land Supply,  

- the proposals will deliver 50% affordable housing which is in excess of the 30% policy 

requirement, in a tenure split that will assist with addressing affordable housing need in 

Yatton Parish and across the district, and, 

- the outlook in terms of the Council providing enough affordable housing to address existing 

and future need remains bleak,  

that the weight to be attached to the benefit of the additional affordable housing proposed in 

this Planning Appeal should be considered.  

7.18 It is therefore concluded that very substantial weight should be attached to the proposed 

delivery of affordable housing on the Appeal Site.  This reflects the approach taken in 

numerous Inspector and Secretary of State decisions where there are persistent Housing Land 

Supply shortfalls and shortfalls in the provision of affordable housing to meet the identified 

housing need. 

 

 

 

 

 

 

 

 

 

 

 

 

And what would the weight be is the AH was provided in an area of most acute need (such as Weston) and in an area that didn't flood?
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Appendix 1 –  

SHMA09 Top-Down Analysis 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Page 39 of 56 T: 01225 899590 | E: info@pioneerps.co.uk | W: pioneerps.co.uk                     

Appendix 2 –  

Housing Waiting List / Supply Data, North Somerset Council, 15th July 2024 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

Date: 15/07/2024 
My ref: Corresp28Nov23 
Contact: Kevin Stamper 
Email: Kevin.stamper@n-somerset.gov.uk 
 
 
 
 
 
 
 
 
 
 

 

 
Placemaking & Strategy 

Place Directorate 
North Somerset Council 

Town Hall 
Walliscote Grove Road 

Weston-super-Mare 
BS23 4EJ 

Dear Zoe 
 
In relation to your e-mail dated 28 November 2023 please find below the following responses 
to your queries: 
 
1. How many households are recorded as currently waiting for rented affordable housing in the 
following areas and what sizes of dwellings are they seeking: 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 

 
 
 

 
2. Please are you able to provide any information in respect of how many households are 
seeking an Affordable Home Ownership home in the following areas and what sizes of 
dwellings are they seeking: 
Answer: Information not available as we don’t keep a central register on Affordable Home 
Ownership. Each Registered Provider we work with maintains a waiting list for this model.  

 

 
 
 

Area of 
Preference 

Property Type 
Family Non-Family Sheltered Total 

2 3 4+ 1 2 3+ 1 2 
Whole 

Register 
625 301 138 851 162 23 478 38 2616 

Backwell 190 97 51 374 57 8 143 9 929 
Clevedon 229 116 52 421 71 9 174 11 1083 

Nailsea 188 106 41 369 57 9 159 9 938 
Portishead 221 114 40 399 66 8 177 14 1039 

Weston-Super-
Mare 407 187 91 598 107 17 270 25 1691 

Yatton 208 115 51 376 58 7 153 8 976 
 

Nb. Applicants can select multiple areas of preference, 
and do not indicate a "first choice". 

     

      



 
 

3. How many new affordable homes (net of any losses through sales etc) by tenure, size and 
location have been delivered in each of the above Parishes in the last 5 years? 
 
The information below is based on the number of completed/built Affordable Housing dwellings 
over the period from 2018 to March 2023. Property details for 2022/2023.  
 

 
 

 

 

 

 

 

 

Year  

Total 
Number 
AH units 

completed 
in Yatton   

Total 
Number 
AH units 

completed 
in 

Clevedon  

Total 
Number 
AH units 

completed 
in Backwell 
& Nailsea  

Total 
Number AH 

units 
completed 

in 
Portishead  

Total 
Number 
AH units 

completed 
in W-S-M  

Total 
Number 
AH units 

completed 
in other 

Parishes  

Total 
Number 
AH units 

completed  

2018/19  11  0  0  0  36  35  82  
2019/20  4  0  0  19  8  44  75  
2020/21  60  0  0  54  15  21  150  
2021/23  17  0  18  8  99  80  222  
2022/23  19  2  16  135  196  32  400  
2023/24 39 0 37 37 81 31 225 

Total 150 2 71 253 435 243 1,154 
 

4.How many Affordable Housing re-lets there have been in each of the above Parishes over 
the last three 12-month periods (i.e., 3 years)? 
 

Area of Preference 2021 2022 2023 
Re-
Lets 

New 
Lets 

TOTAL Re-
Lets 

New 
Lets 

TOTAL Re-
Lets 

New 
Lets 

TOTAL 

Whole Register 423 85 508 437 168 605 326 143 469 
Backwell 8 5 13 7 9 16 5 0 5 
Clevedon 19 0 19 29 2 31 27 0 27 
Nailsea 30 0 30 37 5 42 23 17 40 
Portishead 40 0 40 46 13 59 42 58 100 
Weston-Super Mare 215 15 230 240 40 280 150 3 153 
Yatton 19 6 25 3 12 15 13 18 31 

SRT ART Intermediate
1 bed 35 1 bed 18 1 bed 19
2 bed 125 2 bed 67 2 bed 50
3 bed 50 3 bed 13 3 bed 28

Year Number of AH Delivered 
2018/19 96 
2019/20 75 
2020/21 91 
2021/22 193 
2022/23  404 
2023/24 225 



 
 

 
 
5.How many Intermediate Re-Sales there have been in each of the above Parishes over the 
last three 12-month periods (i.e., 3 years)? 
 
As North Somerset Council doesn’t have its own housing stock this information has been given 
by each respective Registered Provider individually, please see below. 
 

  20/21 21/22 22/23 23/24 

Weston-Super-Mare 9 9 1 2 

Yatton 1     1 

Langford   1     

Sandford       1 

Clevedon 1  1  

 
 
6.Are you able to advise on the number of new affordable homes that are included in the 5-
year planned housing land supply (by size and tenure if possible) in each of the above 
Parishes?   
 
I would like to guide your attention towards the ongoing consultation for the Emerging Local 
Plane. Schedule 1 of this plan outlines sites for the next 15 years, providing details on those 
that have already obtained planning permission. 
www.n-somerset.gov.uk/localplan2039. 
Please note pipeline programmes provided by Registered Providers are for the current 
financial year and offer a trajectory for the following financial year forecasts. However, these 
forecasts can vary subject to slippages, amendments to planning applications, S106 
modifications and additional information required for planning conditions. 
 
 

 

 

 

This letter can be made available in large print, audio, easy read and other formats.  

Documents on our website can also be emailed to you as plain text files. 

Help is also available for people who require council information in languages other than 

English.  For more information contact the sender of this letter. 

 
The content of this communication is meant for disclosure to the intended recipient(s) only.  If you have received this  

in error, please notify the sender and destroy the communication without copying it or forwarding it. 

You should be aware that all communications received and sent by this council are subject to the 

 Freedom of Information Act 2000 

 

http://www.n-somerset.gov.uk/localplan2039
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Appendix 3 –  
Table A3.1 - Workplace-based Median House Price To Median Earnings Ratio Statistics  Extract  

 

 

 

Table A3.2 - Live Table 244 ‘House Building’ Extract  

 

 

 

 

Source: Ministry of Housing, Communities and Local Government, Ministry of Housing, Communities 

& Local Government (2018 to 2021) and Department for Levelling Up, Housing and Communities, 

Date of publication: 27 June 2024 

Table A3.3- Live Table 120 ‘Net Additional Dwellings’ Extract 

 

 

 

Source: Ministry of Housing, Communities and Local Government, Ministry of Housing, Communities 

& Local Government (2018 to 2021) and Department for Levelling Up, Housing and Communities, 

Date of publication: November 2023 
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Table A3.4 - Live Table 1000c ‘Additional affordable homes’ Extract 

 

 

 

Source: Ministry of Housing, Communities and Local Government, Ministry of Housing, Communities 

& Local Government (2018 to 2021) and Department for Levelling Up, Housing and Communities, 

Publication Date: 27 June 2024 
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Appendix 4 –  
Table A4.1 - Live Table 1008c ‘Additional affordable homes’ Extract 

 

 

 

Source: Ministry of Housing, Communities and Local Government, Ministry of Housing, Communities 

& Local Government (2018 to 2021) and Department for Levelling Up, Housing and Communities, 

Publication Date: 27 June 2024 

Table A4.2 – Statistical Data Return Extract 2011/12 

 Source: Regulator of Social Housing 
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Table A4.3 – Statistical Data Return Extract 2012/13 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Regulator of Social Housing 
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Table A4.4 – Statistical Data Return Extract 2013/14 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Regulator of Social Housing 
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Table A4.5 – Statistical Data Return Extract 2014/15 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Regulator of Social Housing 

Table A4.6 – PRP Local Authority Trend Tool Statistical Data Return Extract 

 

 

 

 

 

 

Source: Regulator of Social Housing 
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Appendix 5 –  Draft Standard Method  

A5.1 Emerging National Planning Policy / Planning Reform 
A5.1.1 On the 2nd of August 2024 the Government issued an ‘Open consultation; Proposed reforms 

to the National Planning Policy Framework and other changes to the planning system’ 

(“Planning Reform Consultation” – M1) and a ‘National Planning Policy Framework: draft text 

for consultation’ (M2).  

A5.1.2 The Planning Reform Consultation proposes significant reforms to both the NPPF and 

legislation with the consultation ending in September 2024. At present the proposals 

therefore carry limited weight. 

A5.1.3 However, the consultation proposes to reverse many changes made in December 2023 to 

the NPPF including in respect of the Standard Method used to calculate Local Housing Need 

(“LHN”).   

A5.1.4 The Standard Method (using a revised methodology resulting in an increased overall national 

housing target for 370,000 homes a year) is to be used to establish local authorities’ Local 

Housing Need (“LHN”). It will no longer be an ‘advisory’ starting point and there is a clear 

emphasis on meeting identified housing needs with local authorities needing to demonstrate 

that ‘all possible steps’ have been taken ‘before a lower housing requirement will be 

considered’.54 The requirement to continually demonstrate a 5 year housing land supply 

regardless of plan status is proposed to be restored.55 

A5.1.5 The weight attached to the benefit of affordable housing provision is increased in the draft 

NPPF; the presumption in favour of sustainable development in paragraph 11 makes specific 

reference to ‘securing affordable homes’ as one of the framework policies against which the 

adverse impacts of approving development proposals should be weighed.  

A5.1.6 A greater emphasis is placed on ensuring that the mix of affordable housing required through 

policy for both rent and sale meets identified local housing needs56 including specifying 

minimum proportions of homes for Social Rent, albeit without any nationally prescribed 

percentages of specific affordable housing tenures on major developments or any 

 
54 Planning Reform Consultation, Chapter 2, paragraph 6 
55 Page 20, draft NPPF 
56 Paragraphs 64 and 66, draft NPPF 
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requirement for 25% of all affordable housing to be provided as First Homes (the 

requirement57 for which the Planning Reform Consultation proposes to remove).   

A5.1.7 The Planning Reform Consultation retains the objective of bringing ‘home ownership into 

reach, especially for young first-time buyers’58 along with a commitment to ‘boost affordable 
housing, to deliver the biggest increase in social and affordable housebuilding in a 

generation’59 and to ‘deliver more affordable, well designed homes quickly’.60 

A5.2 Affordable Housing Need 
A5.2.1 It can be noted that the draft Standard Method formula proposed by the Government in the 

Planning Reform Consultation published on the 2nd of August 2024 (M1) does not use 

population projections as a basis for the calculation of housing targets (‘Local Housing Need’) 

and instead uses a combination of existing housing stock levels and an affordability 

adjustment. The proposed calculation takes 0.8% of an areas existing stock levels as a 

starting point to which an affordability adjustment is applied - no caps on the uplifted outcome 

are required. 

A5.2.2 The proposed affordability adjustment continues to use the workplace-based median house 

price to median earnings ratio statistics as an adjustment factor for the calculation of housing 

targets.61 For every 1% in house prices above a 4:1 median house price to work-place based 

earnings ratio a 0.6% affordability multiplier is proposed to be applied (compared to the 

current 0.25%).  The ‘average affordability over the three most recent years for which data is 

available will be used’.62  In case of North Somerset this results in a three year average ratio 

of ‘10.31’ (see Appendix A5.1) which, when used in the proposed affordability adjustment 

calculation,63 results in an adjustment factor of ‘0.9465’.64 

A5.2.3 The ‘Outcome of the proposed revised method’ published by the Government on the 2nd of 

August 2024 reports a Local Housing Need (“LHN”) for 1,587 homes (of all tenures) per 

annum in North Somerset – this is significantly in excess of the 1,049 planned for in the North 

Somerset Core Strategy (“CS”) Policy CS13 (F1), but even this uplift is still unlikely to be 

 
57 ‘Affordable Homes Update’ Written Ministerial Statement of 24 May 2021 – M3 
58 Planning Reform Consultation, Chapter 2, paragraph 4d 
59 Planning Reform Consultation , Chapter 2, paragraph 4c – Planning Reform Consultation emphasis 
60 Planning Reform Consultation , Chapter 2, paragraph 8 
61 Chapter 4, paragraphs 15 to 16 
62 Chapter 4, paragraph 14 
63 Chapter 4, paragraph 15: ‘Adjustment Factor = ((Three year average affordability ratio)-4)/4×0.6’ 
64 (10.31-4)/4*0.6 = 0.9465 
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sufficient to enable the delivery of 861 affordable homes per annum (suggested to be needed 

based on unconstrained need for affordable housing from households within the North 

Somerset Local Housing Needs Assessment Report of Findings (October 2023) (“LHNA23” 

– H6) and which equates to c.54% of the draft Standard Method outcome – see Section 3.2 

of the Affordable Housing Proof of Evidence) given outcomes in the Council’s viability 

evidence.65 

A5.2.4 For Yatton66 the proposed dwelling stock based calculation suggests a Local Housing Need 

(“LHN”) for c.67 homes (of all tenures) per annum compared to 62 based on the demographic 

projection in the Yatton LHNA. Assuming, based on the LHNA23, that from c.38.5% (‘policy-

on’ constrained) to 89.5% (unconstrained) of the draft Standard Method overall housing 

requirement for Yatton67are needed as affordable housing (see Appendix A5.1 Table 
A5.1.2a) suggests an: 

iii) Unconstrained affordable housing Need: for c.300 affordable homes over 5 years 

(c.6068 affordable homes per annum) 

iv) Constrained ‘policy-on’ affordable housing Need: for c.129 affordable homes over 5 

years ( c.2669 affordable homes per annum) 

A5.2.5 Whilst the draft Standard Method is still the subject of consultation this suggests that 

proposed planning reforms would require an increased level of affordable housing provision 

across Yatton to that modelled within the Yatton LHNA. 

Summary 

A5.2.6 Where the draft Standard Method is applied to Yatton70 (to assess the overall LHN) and 

applied in conjunction with affordable housing need proportions in the LHNA23 this suggests 

an unconstrained need for 300 affordable homes and a constrained need for 129 affordable 

homes 2024/25 to 2028/29 (5 years) (i.e. 26 to 60 per annum) – see Appendix A5.1.  For 

North Somerset the draft Standard Method results in significant uplifts to the level of overall 

 
65 Dixon Searle Viability Assessment for North Somerset Local Plan 2039, Final Report, November 2023 (G8) and paragraph 5.3.5 of the 
Yatton LHNA (B8) 
66 Based on the best fit Lower Layer Super Output Areas (LSOA) for the Parish - North Somerset 012A, North Somerset 012B, North 
Somerset 012C, North Somerset 012D, North Somerset 012E, North Somerset 012F best for comparison with the demographic modelling 
in the Yatton LHNA. 
67 Based on the same best fit LSOA as used in the demographic projections. 
68 60.04 unrounded 
69 25.83 unrounded 
70 Using best fit LSOA for the Parish to align with the demographic modelling Study Area 
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housing currently planned for, but even this is unlikely to be able to full address assessed 

affordable housing need. 

A5.3 Affordable Housing Shortfall 
A5.3.1 Where the draft Standard Method is used in conjunction with LHNA23 affordability 

assumptions to calculate affordable housing need 2024/25 to 2028/29 this suggests an 

increased unconstrained and constrained affordable housing need (at c.26 homes per annum 

constrained and c.60 homes per annum unconstrained) in Yatton to that based on the ‘top 

down’ and demographic modelling in the Yatton LHNA. Compared to planned supply, 

affordable housing need based on the draft Standard Method overall housing need outcome 

suggests a shortfall of between 2 and 172 affordable homes in Yatton between 2024/25 and 

2028/29 (see Appendix A5.1 Table A5.1.2c). 

A5.3.2 Where the draft Standard Method is applied to Yatton during the 2024/25 to 2028/29 five year 

period to provide the overall housing requirement underpinning the affordable housing need 

outcome and added to the shortfalls assessed based on the analysis of affordable housing 

Need and Past Supply at section 4.1 of this Proof of Evidence the affordable housing 
shortfall which will accrue is 364 to 534 homes by 2028/29 (see Appendix A5.1 Tables 
A5.1.2b, A5.1.2c and A5.1d). 

A5.4 Affordability Indicators 
A5.4.1 The draft Standard Method being consulted on by the Government retains house price to 

income ratios within the affordability adjustment for Local Housing Need calculations and 

increases the multiplier where the ratio of house prices to earnings exceeds 4:1 from 0.25% 

to 0.6%, thus reflecting an increased commitment to building more homes in less affordable 

locations. 

A5.5 Summary And Conclusion 
A5.5.1 The draft Standard Method results in a Local Housing Need (“LHN”) in North Somerset for 

1,587 homes (of all tenures) per annum – this is significantly more than the 1,049 planned 

for in extant local policy.  However, given outcomes in the Council’s viability evidence, even 

this uplift is unlikely to be sufficient to enable the delivery of 861 affordable homes needed 
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per annum (based on the unconstrained need for affordable housing from households within 

the LHNA23) and which equates to c.54% of the draft Standard Method LHN. 

A5.5.2 Where the draft Standard Method is applied to Yatton during the 2024/25 to 2028/29 period 

to provide the overall housing requirement underpinning the Affordable Housing need 

outcome and added to the shortfalls assessed based on the analysis of Affordable Housing 

Need analysis shows that the affordable housing shortfall which will accrue increases 
to 364 to 534 homes by 2028/29.  

Appendix A5.1 –  

Table A5.1.1 - Workplace-based Median House Price To Median Earnings Ratio Statistics  Extract  

 

 

 

 

Table A5.1.2a - Yatton Draft Standard Method Calculations  

 

 

 

 

 

 

 

 

Source: Pioneer Analysis August 2024, draft Standard Method 
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Table A5.1.2b – Yatton affordable housing shortfall 2009/10 to 2023/24 – extract from Figure 
4.1.2 in the Affordable Housing Proof of Evidence 

 

 

 

 

 

 

 

 

 

Source: Figure 4.1.2 in the Affordable Housing Proof of Evidence 

 

Table A5.1.2c - Yatton Draft Standard Method Based Affordable Housing Need 2024/25 to 
2028/29   

 

 

 

 

 

 

Source: Pioneer Analysis August 2024, draft Standard Method 
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Table A5.1.2d - Yatton Draft Standard Method Based Affordable Housing Need 2024/25 to 
2028/29 Plus Any Affordable Housing Need Shortfall from 2009/10 to 2023/24 

 

 

 

 

Source: Pioneer Analysis August 2024, draft Standard Method 
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