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1.Background :- On the 8th November, Michael Gove, Secretary of State for Levelling Up,
Housing and Communities made this statement to Parliament: “In making a calculation of overall
housing need, one of the things | want to do is look at how the numbers are generated in the first
place”, which is precisely what our Forum have been saying for the last 3 years. We must
emphasise that our campaign centres on getting a Local Plan for Sevenoaks which delivers the right
number and right type of housing for the current and future generations in the District based on
the nationally published statistics. We also feel that the effects of Brexit and the Covid pandemic
on migration both into and from the UK are not currently reflected in either the 2014 or 2018 ONS
data on which the projections and formula are based.

During that time we have had at least 6 NPPFs/White Papers, 5 Housing Ministers and 4
Secretaries of State for Housing, which has resulted in much contradiction and confusion.

The latest target set in December 2020 is for 4.5 million new homes over 15 years in England

to mend a broken Housing Market —a 19% increase. However the ONS forecast that in these 15
years the population will increase by 3.5 million which equals 6%, of which 900,000 is natural
growth and 2,500,000 from inward migration. ( Table 5 ONS 2018 based sub national principle
projections — published 24 March 2020).

ONS projection for England in the next 15 Years + 19% in housing for 6 % increase
in pop
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2.How the basic targets are set

The Formula

Start with thel0 year average annual increase in housing

Take the next 10 year average annual increase in housing using the ONS 2014-based household
projections — table 406, published 12 July 2016

For Sevenoaks that’s

56,310 projected household for 2035, minus 51,228 households 2020 = 5082 +10 to get an
average of 508 a year.

This is considered by the Gov Target setters as too low so an affordability factor is applied to arrive
at the Government target per annum.

To make an adjustment to take account of ‘affordability’

Adjustment Factor = (Local affordability ratio - 4) x 0.25 + 1
4

The Local Affordability ratio is latest median house price to workplace earnings ratio published by
the ONS. (published 25 March 2021 )

For Sevenoaks the Median House Price September 2020 = £415k divided by Workplace Earnings of
£32,975 p.a. at April 2020 = 12.59 ratio. This is used as the Affordability ratio

This ratio is then adjusted by the Government formula which is:-

12.59 ratio—4 =8.59 + 4 = 2.147 x 0.25 = 0.537 + 1 = 1.537 affordability factor.
Following the above calculation the formula requires you to multiply the 508 (10 year average new homes)
by the 1.537 affordability factor achieving a target of 781 new homes. IN 2017 and again in 2020 this was
considered too high, so a cap of 1.4 was set for the affordability factor, therefore the target for Sevenoaks
becomes :-

10 year average growth of 508 x 1.4 = 711 new homes p.a,. on a start date of 2020

Simple Arithmetic, but totally illogical

It should be noted that had 2018-based housing projections ( published 29 June 2020 ) been used
the target would be 315 x1.4 = 441

The 2014 based data was retained because “ It provides stability for planning authorities”

The latest December 2020 housing targets for each Local Authority in England are published by
Litchfield’s and are available on line.



3.WHAT IMPACT WILL THESE TARGETS MAKE IN SEVENOAKS AND
SURROUNDING AREAS? (Assuming a 2022 start date)

TABLE 1
H/Hs2022 TOTAL % INCREASE This is like % Green Cost of
ONS 2018 PLANNED | INCREASE building the Belt/ Residential
BASED AFTER 15 current:- AONB building
YEARS land per h/a
(Litchfield
data)
SEVENOAKS 50,333 60,998 21.2% 10,665 94% £8.3m
TUN WELLS 50,549 60,719 20.1% 10,170 75% £4.7m
TON & 54,805 67,450 23.1% 12,645 77% £4.25m
MALLING
TANDRIDGE 36,169 45,859 26.8% 9,690 94% £6.1m
BROMLEY 141,974 160,139 12.8% 18,165 Reduced from 51% £12.9m
London Total and
redistributed into
other areas within
London, by the
Mayor
5 AREA 333,830 395,165 18.4 % 61,335 Blackpool 80%+
TOTAL 63,000
LONDON 3,597,629 | 5,001,314 39.0% 1,403,685 Greater £36.8m
Manchester
(Met County
1.2 m H/H ) within
the current
London area
KENT & 792,509 973,589 22.9% 181,080 Canterbury 51% KCC
MEDWAY 67,900 H/H & 23%
+Maidstone Medway
72,800 H/H +
Ashford 56,100
i.e. 197,000 in the
County of Kent
SHEFFIELD 247,343 303,488 22.7% 56,145 63% £0.87m
LEEDS 334,804 391,190 16.9% 56,445 62% f 2.15m
NEWCASTLE 124,978 145,963 16.8% 20,985 35% £ 0.60m
ON TYNE




4.Local housing need- 14 Sept 2017

Statement by Sajid Javid

....these steps provide a starting point, an honest appraisal of how many homes an area needs.But it should
not be mistaken for a hard and fast target. There will be places where constraints- for example, such as
areas of Outstanding Natural Beauty, national parks or others- mean there’s not enough space to meet the
local need

Litchfield notes on the latest White paper- December 2020

The figures from the Standard Method are minimum estimates of local housing need and are not binding
housing requirements. Plan makers may set housing requirements greater than the Standard Method or to
provide for less housing, subject to the provisions of the NPPF. The White Paper-Planning for the Future-
put forward proposals for Government to set binding housing requirement figures for individual local plans
that would take into account supply, policy and environmental factors, but these provisions do not yet exist,
and are unlikely to do so for some time.

5.Some points to be considered

CHANGES IN POPULATION :- ONS forecasts for population change i.e. natural growth of births and deaths
and net migration trends have not been taken into account. Over 15 years the ONS forecast for England is
an increase in population of 3.5 million of which 900,000 is the natural growth taking into account births

and deaths. The remaining 2.6 million is inward migration, for which the Government believe we need a a
total of 4.5 million additional new homes.

ENGLAND 19% INCREASE IN HOUSING FOR 6% INCREASE IN POPULATION

On our doorstep, in West Kent, ONS Forecast little or no natural growth is forecast, in some cases a decline,
but with growth coming from internal migration, mainly from London.- Full details on Table 3

6.Comments on formula

10 YEAR HOUSING PROJECTIONS :- This is based on the 2014 data, not the latest 2018 data. The lower the
number of houses built in the past, the lower the ONS projection. This does not take into account real need
or demand, or opportunity. For example, the data shows that in Barrow in Furness there has been no new
build so it has a zero target, yet probably has suitable building land at a low cost. In short- the lower the
past record, the lower the start base. ( Does this make sense?)

WORKPLACE EARNINGS:- These are based on a 1% sample, using PAYEE records. The SDC Area has a
workforce of 52,000, of which 28,000 commute out, and 20,000 commute into the area. Only 23,000 live
and work in the district. That means that the sample is possibly 520 of which 200 don’t live in the district.
Workplace earnings , for Sevenoaks are on or about the all England average.

If workplace earnings were higher the ratio to house prices would come down. “The higher the earnings -
the less New housing is required”- Where’s the logic in that

MEDIAN HOUSE PRICE:- Does not take into account the size of house, or number of rooms. The major
factor is the cost of residential building land. This means that the gov theory of more housing leads to lower
prices defies economic logic.




WHY IS THERE A CAP ON TARGETS :- Quote - “ How the cap applies depends on the current status of the
relevant strategic policies for housing” ( Whatever that’s supposed to mean ) The best we can make of this
is, that the formula produces impossible targets, because the affordability factor does not take any account
of inherited wealth or equity built up from a previous property! Workplace earnings to house prices does
not produce the required results Any area with a house price to earnings ratio of 10.4 is capped at +1.4.
that’s much of the South of England

THE 35% UPLIFT FOR URBAN AREAS:- On the 16th of Dec2020, the government launched its solution to the
August proposals that had been dubbed the Mutant Algorithm (thet-had-dispropertionaly-up-weighted-the
South of England ) and reverted to the 2017 formula, but with a modification to top-up the numbers in the
largest 20 cities by 35%, reflecting Government objectives to, inter alia, drive housing into existing urban
areas and encourage brownfield development.

EXAMPLES
TABLE 2
Current + Target Total after 15 | % increase Formula
Housing Increase years
(15 Years)
SEVENOAKS 50,333 10,665 60,998 +21.2% Basic
capped at
+1.4
TUN WELLS 50,549 10,170 60,719 +20.1% oo
TON & MALLING 54,805 12,645 67,450 +23.1%
LEEDS 334,804 56,445 391,249 +16.9% Basic +35%
NEWCASTLE ON TYNE 124,978 20,985 145,963 +16.8% “
LONDON 3,597,629 1,403,685 5,001,314 +39.0% (+1.4) +35%
ENGLAND 23,868,499 | 4,500,000 28,368,499 +18.9% AN IDEAL
NO
TARGETS
SET

This shows that even with a 35% urban uplift the targets are still higher in the South
than in the North

71.No adjustment to any targets has been made for Green Credentials

Page 41 Section 13 NPPF July 2021:-

Para 137 The Government attaches great importance to Green Belts. The fundamental aim of Green Belts is
to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are
their openness and their permanence

Para 138. Green Belt serves five purposes:
a) To check the unrestricted sprawl of large built up areas;
b) To prevent neighbouring towns merging into one another;
c) To assist in safeguarding the countryside from encroachment;

d) To preserve the setting and special character of historic towns; and



e) To assist in urban regeneration, by encouraging the recycling of derelict
And other urban land
Our response to this is “Yes Minister- we agree - but where’s the factor for this in

the formula? What “really” constitutes an exceptional circumstance, if these green
credentials are not taken into consideration?



8. WHO ARE WE BUILDING NEW HOMES FOR?

A look at ONS 2018 based population forecasts (Without new home target uplift)

TABLE 3
POP 2020 POP 2035 NATURAL ALL NET TOTAL GOV
CHANGE MIGRATION CHANGE HOUSING
TARGET
ENGLAND 56,678,470 60,183,914 906,079 2,599,294 3,505,303 4,500,000
(+1.6%) (+4.6%) (+6.2% ) (+19.0%)
LONDON 9,039,390 9,559,243 878,616 -364,674 513,942 1,403,685
(+10.0%) (-4.0%) (+6%) (+39%)
KENT(KCC) 1,596,068 1,748,836 -6252 159,011 152,759 156,150
(-0.4%) (+10.0%) (+9.6)
SEVENOAKS 121,415 127,518 -4 6052 6048 10,665
(-003% ) (+5.0%) (+5.0%) (21.2%)
TON & 133,323 148,385 3,407 11,703 15,110 12,645
MALLING (+2.6%) (+8.8%) (+11.4% (+23.1%)
TUN WELLS 118,848 123,898 -2,208 7,179 4,971 10,170
(-1.9%) (+6.5%) (+4.2%) (+20.1%)
LEEDS 795,565 830,736 46,266 -11,095 35,171 56,445
(+5.8%) (-1.4%) (4.4%)
SHEFFIELD 589,710 632,235 24,387 18,138 42,525 56,145
(+4.1%) (+3..1%) (+7.2%)
NEWCASTLE 302,680 314,730 10,055 1,995 12,050 20,985
ON TYNE
(+3.3%) (+0.7%) (+4.0%)

It would appear from the above table that the answer is mainly for increases in

migration.

9.Who do we need new homes for?

The Shelter report of Jan 2019 identified and put numbers to the need for more social housing, for younger
people on low earnings, usually without inherited funds and also older people. We recommend both

Central and Local Government revisit this report.

In areas such as Sevenoaks there is a need for social and affordable housing for key workers to live in the
District. This can be done whilst still ensuring the protection of the Green Belt/AONB, by reducing the

amount of private building that will only attract large scale inward migration.

10. Questions about the infrastructure
With 2.2 million extra homes planned for the London and the South East standard region, will there be
enough roads, public transport, schools, hospitals, etc. to cope, It doesn’t look like it’s been thoroughly
thought through in the plans of either Local or Central Government.

With the move to electric cars, cessation of gas boilers, etc., assurance is needed that the generating
companies will be able to meet the needs of the additional residents and new homes in the South East.




In West Kent we cannot look at each Local Authority in isolation. Sevenoaks interacts with at least 5
neighbouring local authorities — all of whom have the same Green credentials. Given this fact they will all
fail to meet the ideals set out in para 137 of the July 2021 NPPF report which has a section on the need to
preserve the Green Belt.

11. Next Steps

A one size fits all formula is not fit for purpose for the following sound reasons:
The lower the past record of new building, the lower the future need!

The higher the earnings the lower the Target!

The need to introduce a cap is a clear indication that a formula is not worthwhile
To protect green areas an allowance needs to be made in future target setting

The introduction of an uplift in 20 cities irrespective individual needs makes no sense. This 35% up
lift still leaves the South with higher targets than those in the North — so much for levelling up!

The need to pinpoint where these homes are most needed should be paramount in deciding
where they are required rather than using the blunt instrument of a redundant formula using out
of date statistics.

Please change the methodology for setting local targets

to better suit local circumstances



