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North Somerset Core Strategy Examination 
 
North Somerset Council 
Position Statement: Issue 1d 
 
Housing Needs 
 
 
National guidance 
 
1. Government advice in PPS3:Housing defines in the glossary housing need 

and housing demand: 
 

• Housing need: The quantity of housing required for households who are 
unable to access suitable housing without financial assistance. 

 

• Housing demand: The quantity of housing that households are willing 
and able to buy or rent. 

 
2. PPS3 paragraphs 32 – 35 set out the approach to assessing an appropriate 

level of housing.  While this approach was based on a regional structure and 
is therefore not directly applicable to determination of an appropriate level of 
housing by local planning authorities in the new planning context, paragraph 
33 refers to a number of factors to be taken into account and which continue 
to have relevance.  These are summarised as: 

 

• Evidence of current and future levels of need and demand for housing 
and affordability levels based on: 

- Local and sub-regional evidence of need and demand, set out in 
SHMAs and other relevant market information such as long term 
house prices. 
- The government’s latest published household projections and the 
needs of the regional economy, having regard to economic growth 
forecasts. 

• Local and sub-regional evidence of the availability of suitable land for 
housing using SHLAAs. 

• The government’s overall ambitions for affordability across the housing 
market, including the need to improve affordability and increase 
housing supply. 

• Sustainability appraisal. 

• An assessment of the impact of development upon existing or planned 
infrastructure and of any new infrastructure required. 

 
3. The Council’s position in respect of the elements that make up housing need 

are set out in North Somerset Council: Determining a housing requirement 
Stage 1 (SD/19) and Stage 2 reports (ED/15).   These assessed the evidence 
sources such as the West of England Strategic Housing Market Assessment 
(SHMA), population and household projections, and economic modeling to 
identify a locally-derived housing requirement.  The reports suggest that there 
is no single ‘right’ answer to what is the appropriate level of housing growth, 
but there is a balance to be struck between competing constraints and 
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objectives.   This is consistent with the PPS3 approach which recognises that 
there are a range of considerations to be taken into account. 

 
4. The draft NPPF sets out a framework for supporting sustainable development 

through the production of plans which reflect the needs and priorities of their 
communities.  Paragraph 28 states that local planning authorities should have 
a clear understanding of housing requirements in their area and should 
prepare a SHMA to establish the scale and mix of housing and the range of 
tenures which “meets household and population projections, taking account of 
migration and demographic changes”, “addresses the need for all types of 
housing, including affordable housing and the needs of different groups in the 
community” and “caters for housing demand and the scale of housing supply 
needed to meet this demand”.  It also requires the preparation of a SHLAA “to 
establish realistic assumptions about the availability, suitability and the likely 
economic viability of land to meet the identified requirement for housing over 
the plan period”.  The Core Strategy approach sets out a strategy which 
balances housing need with the sustainable development priorities of the 
district.   

 
SHMA 

 
5. The West of England Strategic Housing Market Assessment (SHMA) 2009 

(SD/22) sought to predict the operation of the housing market, demographic 
patterns and existing and future affordability and housing need.  Key inputs 
into the modeling include economic forecasts, demographics, housing supply, 
incomes, house prices, private sector rents, social relets and affordable 
intermediate resales.  The inputs into SHMA were both prepared in the context 
of the requirements of the then emerging draft RSS, and reflected more 
favourable economic conditions.  In particular, the baseline value for the 
longer term economic growth rate for the region (after 2011), measured as 
Gross Value Added (GVA), was assumed to be 2.8%, while the household 
growth inputs were comparable with the DCLG Revised 2004-based 
household projections.  The evidence in respect of the North Somerset locally-
derived housing requirement (SD19, ED/15) challenges the validity of many of 
these key assumptions as a robust basis for predicting future requirements. 

 
6. Taking the above comments into account, the SHMA is nonetheless an 

important evidence base which needs to be taken into account.  Chapters 6 
and 7 of the SHMA set out the process for calculating affordability and provide 
current and future estimates of affordability based on modelling. Affordability is 
measured by the proportions of key groups of households who can afford to 
rent or buy in the open market. This output forms part of the housing need 
calculation. 

  
7. Table 6.5 in the SHMA shows that affordability within North Somerset has 

significantly worsened in recent years with only 49.4% of younger households 
(under 35) being able to buy or rent in the district in 2007 compared to 65.5% 
in 2002.  

 
8. Figure 7.3 in the SHMA shows a modelled output for affordability up to 2026. 

The modelling shows that affordability will improve in the short-term (to 2011) 
following the property price correction triggered by the recession.  After this 
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affordability is predicted to deteriorate up to 2016 and then maintain a stable 
position to 2026. The position in 2026 is shown to be virtually the same as in 
2006 which was by historical standards a very ‘unaffordable’ time. However, 
the average over the whole period 2006-2026 will be better. 

 
SHMA affordability chart of households under 35 by local authority  
(SHMA Figure 7.3) 

 
 Source: LA-level affordability model projections linked to higher level market 
forecast; % of under-35 households able to buy in the market, adjusted for wealth, or 
rent privately if that is more affordable. 
 

9. The relative affordability between the districts is not anticipated to change 
significantly and North Somerset remains the most affordable location within 
the West of England Housing Market Area.  

 
10. The SHMA Monitoring Report (May 2010) has shown that despite falling 

house prices affordability across the Housing Market Area has not improved. 
This is largely due to the emergence of a more restricted lending market as a 
result of the economic downturn. 

 
11. The SHMA also models the effects of different housing supply scenarios on 

affordability. It is clear that increased supply reduces house prices and 
improves affordability, and improved affordability in turn reduces need. 
However, the SHMA does emphasis that supply would have to be increased 
across the country to achieve these positive effects. Increasing supply across 
the Housing Market Area alone would have much less impact and very little 
impact if only applied within a single local authority.  

 
12. Chapter 4 of the SHMA sets out the methodology for calculating housing need 

and provides estimated average figures for North Somerset and the wider 
Housing Market Area. Table 4.1 identified the backlog need for affordable 
housing within North Somerset in 2007 to be 3,619 dwellings.   
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Total number of households in housing need at 2007 (SHMA Table 4.1) 
 

Current 
need as at 
2007 

B&NES Bristol North 
Somerset 

South 
Glos 

Mendip West 
Wiltshire 

West of 
England 
total 

1) Backlog 
of need for 
social 
rented 
housing 

2,608 7,430 3,286 2,635 1,363 2,238 19,560 

2) Backlog 
of need for 
intermediate 
housing 

179 935 333 287 115 92 1,941 

3) Total 
backlog 
need 

2,787 8,365 3,619 2,922 1,478 2,330 21,501 

 
 

13. Table 4.11 provides the forecast annual average net need figure for the 
Housing Market Area authorities from 2009 to 2021. This shows that the 
average annual net need for North Somerset from 2009 to 2021 is estimated 
to be 904 units representing 18% of the total annual need of the Housing 
Market Area (4,893 units).  

 
Annual total housing requirements of households in need (SHMA Table 4.11) 
 

Average 2009 - 2021 B&NES Bristol North 
Somerset 

South 
Glos 

Mendip West 
Wilts 

WoE 

1) Total annual net 
need social rented 

786 1,176 735 727 271 317 4,014 

2) Total annual net 
need intermediate 

61 351 169 176 54 69 879 

3) Total annual net 
need 

847 1,526 904 903 324 386 4,893 

4) % split social 
rented/intermediate 

93/7 77/23 81/19 80/20 83/17 82/18 82/18 

 
14. The SHMA acknowledges that the level of housing need identified cannot be 

realistically met with the levels of new housing provision planned by any of the 
authorities within the Housing Market Area (even using draft RSS figures). The 
SHMA recommended a review of delivery mechanisms for affordable housing 
to achieve the maximum level possible. Such a review might include:  

• Reviewing affordable housing that is delivered through S106 
agreements by examining site size thresholds and percentages 
sought. This may entail seeking an off-site contribution to affordable 
housing from all housing developments, whatever the size of the site. 

• Reviewing the use of public subsidy 

• Ensuring that zones within local authorities with lower levels of need 
or even other local authorities with lower levels of need still deliver 
significant levels of affordable housing 
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• Finding ways to meet needs through existing housing stock 

• Recognising that the planning system cannot be the only source of 
supply of new affordable housing.  

 
15. The SHMA also acknowledges the limitations of policy in securing affordable 

housing in particular: 
 

• The time taken for new policy to take effect. The delivery of 
affordable housing will partly rely on existing planning permissions 
which have previously defined quota of affordable housing (which 
may be a lower percentage level than emerging policy). 

• The number of sites that might come forward below the threshold 
where no affordable housing is sought. 

• Economic viability constraints. 
 

16. The SHMA demonstrates that even if affordable housing delivery is optimised 
there will be an upper practical limit to the level of affordable housing that can 
be delivered, even in those areas where pressure is most acute. This upper 
limit will largely be determined by the economic viability of developing 
individual sites.  

 
17. The Council accepts that the SHMA indicates a substantial level of housing 

need for North Somerset over the plan period which is considerably in excess 
of what could realistically be delivered.  SHMA indicates that the annual net 
need within North Somerset is 904 dwellings pa.  The practical implication of 
this is that affordable housing opportunities should be maximised, albeit 
balanced with other policy objectives and subject to viability.    

   
Demographic change and economic growth 
 

18.  North Somerset Council: Determining a housing requirement Stage 1 (SD/19) 
and Stage 2 reports (ED/15) sets out in detail the interrelationships between 
housing need, housing demand and economic growth, and the methodology 
used to derive the proposed housing requirement of 14,000 dwellings.  

 
19. The stage 2 report identified the principles used to address the issue of how to 

identify an appropriate housing growth figure for North Somerset which seeks 
to secure sustainable development but is realistic in terms of the operation of 
the housing market (paragraph 4.5).  These included employment-led growth, 
providing housing to meet needs arising locally through the delivery of mixed 
and balanced communities (to allow for a stretching but achievable affordable 
housing target and an adequate allowance for dealing unmet backlog 
identified by SHMA), accepting the fact that non-economic migrants will chose 
to move into the district, and to test alternative housing totals against, for 
example, environmental, infrastructure delivery and transport capacity, 
constraints and opportunities for mitigation.  

 
20. Paragraph 4.6 identified the following policy options scenarios for testing the 

performance of the employment growth projections: 
 

• Scenario A: Housing growth meets alternative projected local economic 
growth levels. 
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• Scenario B: Housing growth meets projected local economic growth 
levels plus allowance for pre-existing housing backlog identified by 
SHMA. 

• Scenario C: Housing growth meets recent trend population growth 
requirements. 

• Scenario D: Housing growth meets all SHMA affordable housing 
requirements by 2026. 

 
21. These scenarios enabled the dynamic interrelationships between the different 

elements of the local housing market to be robustly assessed with a view to 
identifying a sustainable housing requirement for North Somerset.  This 
recommended a starting point of a minimum of 14,000 dwellings in order to 
avoid creating more housing stress and hindering economic recovery.  This 
will be monitored and formally reviewed every five years during the Core 
Strategy plan period (2016 and 2021), and where appropriate, the 
development levels adjusted.  

 
 

 
 
 
 

 
 
 


