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Introduction 
 
Nutfield Parish Council is a largely rural parish located within Tandridge DC’s administrative boundary, but 
adjacent to its boundary with Reigate and Banstead BC. Situated between the town of Redhill to the west 
and Godstone to the east, all of the Parish lies within the green belt and part within an Area of Outstanding 
Natural Beauty. All three of its settlements are currently “washed over” by the green belt.  
 
Although the Parish Council has only limited influence on local planning proposals, it has developed an 
expertise in planning matters as a result of its involvement in planning applications made by the owners of 
Redhill Aerodrome, part of which is situated within the parish. The last application was taken on appeal to 
the High Court of Justice Queens Bench Division Planning Court (CO/1361/2014), and set the precedent 
for the meaning “of any other harm” in the second sentence of NPPF paragraph 88.  
 
Tandridge DC is currently drafting its first Local Plan. From the very initial plan making stages the Parish 
Council has played an active role in the process by producing regular updates for its Parishioners and 
taking up opportunities to represent the interests of its local businesses, residents and those working in 
the Parish, including making substantive comments on all three of Tandridge DC’s Regulation 18 Local 
Plan consultations.  
 
All of the Parish Councillors have attended briefings on the Local Plan process, and Councillors meet with 
Tandridge DC’s Leader, representatives from its Planning Committee and the Local Plan Manager as 
issues arise that are of concern.  

 
Our response 
 
In addition to answering the specific questions posed in this consultation it is acceptable to highlight other 
matters directly relevant to the proposals in this consultation. It is recommended that the Parish Council 
raises the following issues.  
 

 Calculating the need for affordable housing – the Parish Council is surprised that there is no 
proposal for standardising the approach to this calculation. DCLG’s Local Plans Expert Group 
recommended an approach to doing so, and the Parish Council would have expected this 
consultation to either include a proposed standard approach to its calculation or some guidance on 
how it should be calculated.  

 

 Areas where clarity is needed  

In addition to the issue identified in the Parish Council’s responses to the specific consultation 
questions there are the following instances where clarity is needed.  

 Assessed need and the need for affordable housing - planning guidance appears to be unclear 
about whether the need for affordable housing, i.e. homes let at rents below the market rent or 
sold at below market value, is included in the proposed standard approach or not.  
 
DCLG’s Local Plans Expert Group’s proposed methodology would indicate that it needs to be 
calculated separately and added to the need identified by a standard approach.  
However, other planning commentators regard this as a policy issue and as such it should not 
be part of the proposed standard approach calculation.  
 

 Paragraph 20 – although the reference to the ONS tables refers to lower quartile median house 
prices and earnings, this is not stated specifically in the emboldened text.  
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Q 1(a): do you agree with the proposed standard approach to assessing local housing need? If not, 
what alternative approach or other factors should be considered?  
 
No. 
 
While the Parish Council supports the government’s wish to standardise the assessment of local housing 
need, it has a number of observations on what it sees as potential shortcomings in the proposed approach:  
 
Meeting the government’s key three principles  
 
1. Simple  
In the Parish Council’s view the proposed approach will still not be easy and transparent “for local people 
and other interests to understand” for the reasons set out below:  
 
1.1 Easy – while the Parish Council welcomes the government’s attempt to set out an easy process, it 

fears that in doing so the proposed approach might be overly simplistic for the following reasons:  

 
 the government’s own planning practice guidance states that “Establishing future need for housing 

is not an exact science. No single approach will provide a definitive answer”. Yet a single approach 
is being proposed and effectively promoted as providing the definitive answer.  

 

 it is generally acknowledged that England’s housing markets are diverse and complex. Yet the 
government is proposing to use an approach which is far less sophisticated than that recommended 
by its own Local Plans Expert Group and other acknowledged planning experts.  

 
The Parish Council is particularly concerned about the proposed approach’s robustness in 
assessing housing need and demand in a largely rural authority like Tandridge DC. As the CPRE 
has highlighted “levels of need and demand often do not coincide in rural areas. There may be low 
levels of locally generated need but high levels of externally generated demand. Reconciling these 
dynamics is extremely difficult. Furthermore demand is very mobile and it is very difficult to 
intervene in the open market to steer or control demand” (page 9, “Smarter SHMAs: a review of 
Objectively Assessed Need in England”, CPRE November 2015).  

 

 the Scottish Government has developed a “Housing Need and Demand Assessment Tool” which 
broadly aims to meet very similar key principles to those set out in this consultation. Judging from 
the extensive detailed guidance its standard approach appears more sophisticated than that 
proposed for England. Yet the Parish Council is aware of criticism regarding its failure to 
significantly increase the number of new homes being built 
(https://www.westminster.ac.uk/highbury-group-documents).  

 
1.2 Transparent  
 
The Parish Council does not believe that the proposed approach provides the required degree of clarity 
and transparency as there is still no definition of “housing need”. This is a widely held criticism of the 
National Planning Policy Framework (NPPF), and without such a definition it will remain difficult for our 
Parishioners to understand what exactly is being measured by this calculation.  
 
Within the NPPF the terms “housing need” and “housing demand” are used interchangeably, as they are 
in this consultation where paragraph 13c refers to the “actual need for homes”, yet then goes on to talk 
about housing demand.  
 
2. Publicly available data  
 
While relying on such data will clearly reduce the costs of assessing “housing need”, the Parish Council is 
concerned that there is no provision to make adjustments or correct anomalies in data that has not 
specifically been generated for the purpose of assessing housing need.  
 
A key element of the current approach to its assessment is the testing of the data. A local planning  
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authority should be allowed to correct the trend based projections for its area if there are justifiable and 
evidence based reasons for doing so, such as factors affecting local demography and local household 
formation rates.  
 
3. Realistic  
The Parish Council has reservations about whether the proposed approach truly reflects “the actual need 
for homes in each area”.  
 
3.1 Annual average household growth over a 10 year period – this is the key figure in the standardised 
approach, but no allowance has been made for adjusting some of its shortcomings, namely that it is: 
  

 trend driven - annual household growth over a ten year period is a projected figure based on the 
assumption that what has happened in the past will continue in the future. Any inaccuracies in 
historical data, or anomalies in the modelling all impact on the projected will impact upon this 
projection.  

 
In addition non-demographic factors are not captured. For example, the 2011 Census indicated 
“that household formation between 2001 and 2011 did not follow the trajectory that would have 
been expected if the 1971 - 2001 trends had continued” (page 80, Smarter SHMAs: a review of 
Objectively Assessed Need in England”, CPRE November 2015). 

  

 accuracy of its assumptions – the ONS itself admits that “As a result of inherent uncertainty of 
demographic behaviour, any set of projections will inevitably be proved wrong, to a greater or lesser 
extent.... Projections are uncertain and become increasingly so, the further they are carried forward 
in time, particularly for smaller geographical areas” (Questions and Answers: 2012-based 
Subnational Population Projections, ONS May 2014).  

 
There is research showing that “a conservative estimate would suggest that over ten years, 
population projections might be inaccurate by around five percent. But what might appear to be 
relatively small inaccuracies in population projections, household formation rates, migration, labour 
force and other variables can, when all added together, make a big difference, and increase the 
margin of error. Simpson goes on to note: ‘Extrapolation to the future is intrinsically uncertain; we 
can find patterns for each variable in the past, but cannot be sure that the future will repeat those 
patterns” (page 24, “Smarter SHMAs: a review of Objectively Assessed Need in England”, CPRE 
November 2015)  

 
3.2 The proposed market signals adjustment – the Parish Council has the following concerns regarding 
this adjustment:  
 

 the starting point for the proposed adjustment – as highlighted in paragraph 21 of the consultation 
paper this adjustment has been arrived at by deciding what a reasonable national total of new 
homes per annum should be and then working backwards from there. This seems to be a very 
arbitrary approach to what is such an important step.  

 
At the very least the Parish Council would have expected the government to undertake its own 
analysis of the “net additions” figure using the ONS 2014 based household projections (published 
in July 2016) rather than relying on the view of “external commentators”, particularly as these 
estimates may be skewed for one reason or another. For example, as the Peter Brett Associates 
April 2016 Report highlights “Research for the Barker report, which has been updated since, has 
estimated the impact of house prices of lifting the actual supply of housing – that is, the number of 
homes built. But this is a very different matter from lifting land allocations (planned supply), because 
if too much land is allocated some of it will not be developed”.  

 

 it does not include rents in the calculation – the government’s own “Local Plans Expert Group” 
recommended that the assessment of local affordability should include lower quartile rents as well 
as using lower quartile house prices.  

 

 that this adjustment applies to all local authority areas – there is a consensus among planning 
policy commentators that this adjustment should be calibrated in such a way that it would only 
apply to a minority of areas where market pressures are exceptional.  
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The Parish Council believes that this adjustment should not apply in areas such as Tandridge DC 
where there is no prospect of meeting the market adjusted housing need figure of 12,900 (645 
homes per annum. 94% of the land within its administrative boundary is within the green belt, of 
which a not insignificant percentage is designated as an Area of Outstanding Natural Beauty.  

 
3.3 Capping the increase – given the impact upon “housing need” figures as a result of the proposed 
“market adjustment” the Parish Council welcomes the government’s proposal to introduce a cap, but has 
two reservations:  
 

 a universal cap – many planning commentators have previously stated that a housing market 
adjustment should be not be applied unilaterally but only in those areas where market conditions 
are exceptional.  
 

 why 40%? - there is no evidenced based explanation of why this percentage was selected.  
 
Q 1(b): how can information on local housing need be made more transparent? 
 
The Parish Council welcomes the work that DCLG has undertaken to collate the existing information on 
the number of homes that each local planning authority has decided it needs. It has found it both difficult 
to find the relevant figures for those local planning authorities with whom Tandridge DC has a duty to co-
operate and vice versa.  
 
In its view the Planning Inspectorate should take on the role of making information on the number of homes 
available and keeping it up to date. Given its responsibilities for examining a Local Plan it will be relatively 
easy for this executive agency to keep such information updated. 
  
The Parish Council also believes that there would be value in making information about the status of a 
Local Plan more easily accessible, for example, its review date, and any proposed variations and so on. 
 
Q 2: do you agree with the proposal that an assessment of local housing need should be able to 
be relied upon for a period of two years from the date a plan is submitted?  
 
Yes. 
 
The Parish Council agrees with the government’s proposal, but perhaps the government needs to go 
further. The Parish Council’s view is that it would be helpful if there was guidance from the government 
about what action should be taken if new datasets are issued between the Publication of a Local Plan 
(Regulation 19) and its Submission (Regulation 22) that significantly alter the “housing need” assessment. 
 
Q 3: do you agree that we should amend national planning policy so that a sound plan should 
identify local housing need using a clear and justified method?  
 
Yes. 
 
The Parish Council shares the government’s view that making this amendment should speed up the 
examination process and offer greater certainty to a local planning authority about the soundness of its 
plan. However, it is unclear whether this question relates only to the proposed standardised approach or 
to other methods of assessing need. If it is the latter, then the Parish Council foresees ongoing disputes 
without a clarity on the following:  
 

 the essential elements that must be used in any “clear and justified method” – the Parish Council 
is unclear whether or not it would be a requirement for the same data sets to be used as for the 
standardised approach. Clarity on this point would be helpful.  

 

 the type and range of adjustments to the standardised approach – there would need to be guidance 
on the extent to which a method could be varied from the standardised approach yet still meet the 
“clear and justified method” criteria. For example, would it be acceptable to amend the 10 year 
projections for a particular local planning authority if these had been distorted by special 
circumstances.  
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Q 4: do you agree with our approach in circumstances when plan makers deviate from the 
proposed method, including the level of scrutiny we expect from Planning Inspectors? 
  
Yes. 
 
The Parish Council believes that if there are genuinely compelling reasons not to adopt the standardised 
approach, then the local planning authority should be not be subject to a disproportionate level of scrutiny 
by a Planning Inspector, so that it is effectively penalised for doing so.  
 
The Parish Council also believes that the situations under which it would be acceptable to deviate from 
the standardised approach are few and that it should be relatively easy for the government to list 
circumstances where this would be acceptable. 
 
Q 5(a): do you agree that the Secretary of State should have discretion to defer the period for using 
the baseline for some local planning authorities? If so, how best could this be achieved, what 
minimum requirements should be in place before the Secretary of State may exercise this 
discretion, and for how long should such deferral be permitted?  
 
Yes. 
 
The Parish Council believes that the Secretary of State should have this discretion. However it believes 
that the proviso which appears to relate only to “collaborating” local planning authorities (set out in 
paragraph 49) should also apply where a single authority is undertaking ambitious proposals for the 
delivery of new homes. Tandridge DC has recently consulted on its ambition to develop a “Garden Village” 
in accordance with DCLG March 2016’s criteria as an element of its preferred delivery option in its 
emerging Local Plan.  
 
This is a very ambitious project for a rural local planning authority with limited experience of large scale 
residential led developments. Tandridge DC will need to negotiate with a wide variety of statutory providers 
as such a development will require significant infrastructure and improvements to what is basically a largely 
rural road network within the district. In this instance the fact that Tandridge DC has formally identified the 
provision of a garden village in its “Local Plan: Preferred Strategy” (March 2017) and issued a Regulation 
18 Consultation should be sufficient evidence on which the Secretary of State could exercise discretion. 
 
Q 6: do you agree with the proposed transitional arrangements for introducing the standard 
approach for calculating local housing need?  
 
Yes. 
 
While the Parish Council understands the government’s wish to introduce the standard approach as quickly 
as possible, it is concerned about the implications of the proposed transitional arrangements for local 
planning authorities such as Tandridge DC. Tandridge DC has already spent considerable time and 
monies on compiling a Strategic Housing Market Assessment and calculating its assessed housing need 
figure. 
 
It is the Parish Council’s understanding that Tandridge DC is not in a position to meet the proposed 31 
March 2018 deadline for submitting its Plan for examination as it has yet to undertake the Regulation 19 
consultation stage, but is intending to do so in 2018. It would seem to be a complete waste of local tax-
payers monies if all or some of this work needs to be redone. Could not some allowance be made for local 
planning authorities in a similar position?  
 
Also as the government is concerned that many local planning authorities still do not have an adopted or 
up-to-date Local Plan, the transitional arrangements could be used to incentivise them to accelerate their 
plan making. For example, allowing a local planning authority to use its existing housing need calculation 
if it publishes its plan before 31 March 2018 and submits it for examination before say 31 December 2018 
would effectively achieve a second government objective. 
 
Simon Bold 
For and on behalf of Nutfield Parish Council 


