
Abbotskerswell Parish Council / Wolborough Residents’ Association ID 16587  
Kevin Eales 

Additional Statement , Matter 5, Introduction, General Issues  
Questions 19, 20, 24, 27 

 

19. Are the proposed housing numbers justified; are they based on an objective 
assessment of needs, using up to date, reliable evidence, including the latest 
CLG household projections? 
_____________________________________________________________________ 

This paper contains new information released under a FOI request by TDC on 26th July 
2013. 

A SIMPLIFIED APPROACH TO HOUSING NEED 

NPPF states that local authorities should:  

• prepare a Strategic Housing Market Assessment to assess their full housing 
needs, working with neighbouring authorities where housing market areas cross 
administrative boundaries. The Strategic Housing Market Assessment should 
identify the scale and mix of housing and the range of tenures that the local 
population is likely to need over the plan period which: 

o meets household and population projections, taking account of migration 
and demographic change; 

o addresses the need for all types of housing, including affordable housing 
and the needs of different groups in the community (such as, but not 
limited to, families with children, older people, people with disabilities, 
service families and people wishing to build their own homes); and  

o caters for housing demand and the scale of housing supply necessary to 
meet this demand; 

• prepare a Strategic Housing Land Availability Assessment to establish realistic 
assumptions about the availability, suitability and the likely economic viability of 
land to meet the identified need for housing over the plan period. 

 

A simplified approach to the housing need should be initially based on: 

• A population growth of 10,400 (ONS 2010: Period 2013-2033) 

• A household size of 2.1 persons per household (ORS 2012), reducing 

from the current 2.3 persons per household. 

From the FOI response from TDC, the exchange of emails between TDC and ORS 
(TDC’s SHMA consultants) suggest two approaches to calculate housing need which 
avoids double counting of births and deaths which appears to have caused modelling 
issues in the Housing Numbers Review Group and ORS’ models. 
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Within the email exchange, ORS has suggested two models to avoid double counting 
which are presented in the table below. 

 

We have adopted the second of the two approaches and applying the two stages 
suggested: 

Population Growth Based Housing Need Growth 

Population    138,600 (2033);  Population 128,200 (2013)  
  (Source: 2010-based Subnational Population Projections ONS) 

Population growth is 10,400 and, at the suggested household occupancy of 2.1 
persons, suggests a need of: 
     4,952 dwellings.  
Indigenous Population Housing Need (Dissolutions & Formations) 

Indigenous Population    128,200 (2013) 
By reducing the household occupancy for existing population from 2.3 to 2.1 persons 
per household over the plan period (figures quoted by TDC) suggests a need of   

   61,048 dwellings 

The Existing Household Stock is: 

      56,830 dwellings (stated in the LP) 

which suggests the additional housing need to accommodate demographic changes 
within the indigenous population is: 

      4,218 dwellings 

By addition the total housing need is: 9,170 dwellings 

(Interestingly, this figure can be reached simply by dividing 138,600 by 2.1 giving household 
need of 66,000 and subtracting existing dwellings of 56,830) 

We would therefore posit that 9,170 should be considered as the baseline housing need. 
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Note: Population projections are not forecasts - they simply provide the 
population levels and structure that would result if assumptions about fertility, 
mortality and migration were realised. In the subnational projections, these 
assumptions are based primarily on recent observed demographic trends and 
so don't reflect, for example, the impact of government policies or likely 
housing development in an area. Source: ONS 

DCLG HOUSEHOLD PROJECTIONS (1) 

The 2011-based household interim projections to 2021 for England were published on 
9th April 2013 (https://www.gov.uk/government/statistical-data-sets/live-tables-on-household-
projections). 

For Teignbridge (E07000045) the figures show that for 1993 to 2013 (20 years) there 
was a household increase from 46,141 to 55,086, thus: 

The increase in dwellings needed over 20 years was 8,945 households. 

For Teignbridge (E07000045) 2011 to 2021 the figures show a household increase from 
54,018 to 59,125, thus: 

The increase in dwellings over 10 years is 5,107 households, and  

by extrapolating to 20 years the increase in dwellings is 10,214 
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DCLG HOUSEHOLD PROJECTIONS (2) 

Given the current market conditions, it is questionable whether the projected current 
household occupancy rate of 2.3 persons will reduce to 2.1 persons per household as 
stated.  

DCLG have presented the following information:  

Live tables on household projections 

Organisation:  Department for Communities and Local Government 
Page history:  Updated 9 April 2013, see all updates 
Series:  Household projections 
Table 427: Change in average household size, local authority districts and 
England, 2011- 2021  
 
Figures therein state: 
 

Area code Area name
HH_2011 

(000s)
Pop_2011 

(000s)

Average 
Household 
Size_2011

E07000045 Teignbridge 54 121 2.247

HH_2016 
(000s)

Pop_2016 
(000s)

Average 
Household 
Size_2016

57 125 2.212

HH_2021 
(000s)

Pop_2021 
(000s)

Average 
Household 
Size_2021

59 129 2.189

10 year change 0.058
thus 20 year change 0.116  

 
If the twenty year fall in household size is 0.116, the calculated household size in 2033 
would be 2.131. This would create a need for 65,040 dwellings in 2033 and after 
subtracting existing dwellings of 56,830 would indicate a housing need of 8,210 
dwellings. 
 

CONCLUSION. 

Given the correlation between the ORS suggested approach and DCLG figures, 
we believe a housing need for the twenty year period 2013-2033 of 10,000 
dwellings is both reasonable and realistic against the TDC identified need of 
12,400 (24% overprovisioning). 
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SUPPORTING FOI REQUESTS 

Throughout the whole process from Preferred Options Core Strategy (published 
January 2012) through to the Final Submission Consultation, an auditable and 
transparent trail to support the projected housing numbers has failed to materialise.  

After invoking the FOI process for disclosure of communications between ORS and 
TDC, our findings have been very disturbing.  

For information we record some of the disturbing examples that have come to light:  

Strategic Housing Market Assessment 

National Planning Policy Framework (NPPF) requires that Local Plans meet their 
objectively assessed development needs, and in the case of housing this should be 
forecast through a Strategic Housing Market Assessment. (LP Paragraph 2.12) 

TDC SHMA 2007, 2010 and  2012 

The forecasting through the SHMA process has been through much iteration and the 
TDC figure of 12,400 proposed dwellings remains widely contested as evidenced in the 
many consultation responses. 

The general background is that housing need has been reviewed by TDC through 
several iterations of SHMA: 2007, 2007 update 2010, and ORS 2012 updates. 

A recommendation to reduce the houses to 10,000 split the Council, resulted in the 
figure of 12,400 only being accepted on a Chairman’s casting vote. 

Key points from FOI requests: 

Under further Freedom of Information Requests to TDC (email and PDFs), information 
was released as listed in table below: 

 

The exchanges show that tensions existed within TDC over the close attention by the 
Housing Needs Review Group to the housing numbers, population numbers, the 
method of modelling to define housing need and the lack of audit trail. 
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Sup2583h email exchanges 24&25/11/2011 TDC/ORS  

Of concern to APC/WRA are the two email exchanges from Phill Shears (Deputy CEO) 
to ORS regards the outcome required from the ORS review. This is counter to the 
independent review requested by District Councillors.  

The first instruction by Phill Shears was:- 

 

An offer by ORS to produce a topic paper on migrations and implications was not 
progressed by TDC. The second instruction from Phill Shears was that, even with a 
prolonged economic downturn and lower levels of migration a response was required 
that the previous report was sound and a further study not required. This is not the 
professional integrity we would expect from the Deputy CEO of TDC. The email states: 

 

TDC Officers consistently and repeatedly informed members of the Full Council that the 
ORS consultants were independent. The oft repeated statement by TDC officers and 
the Executive regarding the impartiality and independence of the Consultants must be  
called in to question. This matter requires further investigation. 

Sup2583i email TDC/ORS (date 06/02/2012) requested an HMA update; accompanied 
by Sup2583j (undated) which requested 2012 SHMA update and gave “brief for 
review”. 

Sup2583g email exchanges 14-17/4/2012 TDC/ORS 

This email exchange refers to the ONS March 21st release of new population figures, 
the day after ORS sent TDC the last draft of the HMA report.  

The email by ORS states that “some of the data used by ONS was already in the 
report”. It goes on to discuss in detail the weaknesses of international migrants count. 

The in depth ORS response affirmed that half the reduction in population growth was 
due to the frailty of the International Passenger Survey (IPS) process, reflected in the 
words by Simon Thornley to Phill Shears (see email). 

Sup2583e email exchanges 20/4/2012-3/5/2012 TDC/ORS 

It is significant that Simon Thornley directed ORS to focus on international migration 
and “avoid speculation about the impact of population projections on household 
projections”. 
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OVERVIEW & SCRUTINY COMMITTEE WAS HELD ON 22 MAY 2012  

An email exchange followed:-  

Sup2583f email exchanges 28&29/5/2012 TDC/ORS 

This exchange followed the meeting of the Overview & Scrutiny Committee where the 
issue of double counting in Cllr Shantry’s figures was questioned. 

Simon Thornley direction to ORS was:- 

 

This resulted in the following response: 

 

It is not clear here whether this refers to the Review Group model or the ORS Model or 
both.  

Irrespective of this, ORS suggests two approaches to avoid double counting:- 
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The model used at the beginning of this paper used the second approach.  

There are questions that remain unanswered: 

1. According to the email content available, ORS do not appear to have responded 
to TDC’s request to make the ORS model open. Why? 

2. According to the email content available, two simple models exist for calculating 
the household changes. Why not use them? 

3. Why has TDC not asked ORS, as independent consultants, to model and 
provide the outcome of these approaches, noting the keen interest that members 
of TDC Council had in this matter? 

4. Why did Simon Thornley pass this information on to Phill Shears only to receive 
the short and sharp response of “Ugh.”? 

The response from Neil Aggett (Appendix A) covering the emails also beg the following 
questions:  

5. Why has Simon Thornley deleted important TDC business emails with third 
parties? 

6. Why do TDC not have an email archiving system and policy for email retention? 

These matters require further investigation. 

EXECUTIVE COMMITTEE WAS HELD ON 10 JULY 2012  

At this meeting the members of the Executive and members of the Council attending 
were not made aware of the email exchanges above.  

CONCLUSION.  

It can be seen from the additional evidence presented above that the local plan 
cannot be considered justified, was not positively prepared and as it stands 
should be considered  unsound.  
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APPENDIX A   FOI Appeal  -  Requests 2582 2583 
======================================== 
Message Received: Jul 26 2013, 03:42 PM 
From: "Neil Aggett"  
To: "David Boxall"  
Cc: "Freedom of Information"  
Subject: Appeal  -  Requests 2582 2583 

Hello David 

I write further to my email of last Friday 19/7/13 when I promised you a reply by this coming weekend. 

Firstly, apologies for the delay. 

I have been able to trace some additional information for you.  

I am aware you carry a sense of frustration at the way we have released our information to you. You could be 
forming the view that if you keep asking we eventually release the information and I suspect that could be intensely 
frustrating.  

In view of this I just wanted to give some background to where we now are and explain how we got here.  

We have previously checked all obvious places for the info you seek about our communications with ORS about the 
HMA. We had provided what was available.  However, on this particular matter Simon Thornley had copied Phil 
Shears into some of his emails with ORS. In all good faith he had deleted his copies and did not recall the copy 
 emails and some from Phil Shears to ORS. These are now attached for you. 

In addition, we have consulted ORS to recover from them a copy of the  brief commissioning of the work and the 
covering email – we can now supply this for you. You will appreciate that is information which we did not hold 
previously. It is information we actually hold that is covered by requests under the Freedom of Information Act.  

You have also previously requested a copy of the tender assessment criteria for the CIL work. We have redacted 
some information and can now release on this basis.   

I have also been asked to mention  date stamping letters which I think you raised previously with Karen. If letters are 
sent electronically, then stored electronically we do not date stamp them.  

I hope this is of help  

Regards 

Neil 

Neil Aggett 

Democratic Services Manager/Ombudsman Link Officer 

Teignbridge District Council 

Council Offices 

Forde House 

Newton Abbot  

TQ12 4XX 

DX121075 Newton Abbot 5 

Direct Dial Telephone Number: 01626 215113 
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neil.aggett@teignbridge.gov.uk 

www.teignbridge.gov.uk  

For the Teignbridge email disclaimer click the link below, or copy and paste it into your address bar. 

http://www.teignbridge.gov.uk/index.aspx?ArticleID=16818 

 

APPENDIX B  Email exchanges  

Sup2583h email exchanges 24&25/11/2011 TDC/ORS  

Sup2583i email TDC/ORS (date 06/02/2012) requested HMA update; plus 
Sup2583j (undated) requested 2012 SHMA update and gave brief for 
review 

Sup2583g email exchanges 14-17/4/2012 TDC/ORS 

Sup2583f email exchanges 28&29/5/2012 TDC/ORS 

Sup2583e email exchanges 20/4/2012-3/5/2012 TDC/ORS 
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20. What is the justification for lower housing numbers than proposed in the 
earlier draft Regional Strategy and draft Core Strategy, on grounds of housing 
need? 
_____________________________________________________________________ 

 

As of 1 April 2013 there were a total of 4,587 households on the Housing Register.  

The Executive has now accepted the recommendations of Devon Home Choice to: 

1. Remove band E from the Teignbridge social housing register and restrict the 
allocation of social housing to those with an evidenced housing need as defined within 
the policy 

2. Remove priority for the majority of statutory homeless cases by discharging duty into 
the private sector. Priority under the allocation policy would only be given to homeless 
households on an exceptional basis. 

3. Consider removing band B for households threatened with homelessness 

4. Remove applicants who have not bid for 12 months, or refuse three properties 

5. Give additional priority for those households working, or providing a community 
contribution in rural communities 

6. Introduce an annual lettings plan 

This results in a reduction of 3,507 (76%) applicants from the housing list with 1080 
applicants remaining  

Nicola Bulbeck (CEO TDC) admitted to Teignbridge Association of Local Councils that 
the housing waiting list has never been validated since Devon Home Choice was 
formed, over four years ago. Good practice stipulates this revision should be done 
annually. 

This combination of factors is one of several justifications for lower housing numbers 
than proposed in the earlier draft Regional Strategy and draft Core Strategy, on the 
grounds of housing need. 
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24. Will the plan provide an adequate number of affordable homes? 
_____________________________________________________________________ 

 

Yes, now the housing need applicants total is 1080 due to DHC re-evaluation of 
housing register, accepted by TDC on 30/07/2013. The requirement for affordable 
homes, especially in the social rented sector will be significantly reduced. 

With developers overprovisioning by 25%, 10,000 dwellings are likely to deliver 12,500 
(see question 27 below) and at 20% affordable housing this will give 2,500 affordable 
dwellings. 
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27.  Is there sufficient flexibility in the proposals to deal with contingencies? 
_____________________________________________________________________ 

 

The Plan for Teignbridge proposes in S4 Land for New Homes delivery of at least 
12400 homes, delivered over twenty years at 620 dwellings per year.  

Yes, even with a proposed revision to 10,000 homes there is flexibility within the LP as 
TDC has not factored in to the LP the following:- 

a) Windfall houses; 

(noting the LP states over the period 2001 – 2012 an average of 173 previously 
developed windfall dwellings (not including garden sites) were developed per 
year)  

b) Greater densities0F

1 of housing due to the repetitive use of “at least” in the LP for 
development sites.  

We have noted for two recent applications at Penns Mount and Buckland Barton 
the developers were successful in achieving permission for housing above that 
quoted in the LP. Permission for between a quarter and one third more houses 
than stipulated in the LP was allowed: 

Penns Mount  – LP said at least 250;  Current permission 300 

Buckland  – LP said at least 100; Current permission 133  

c) Inevitably Neighbourhood Plans will increase the number of windfall houses 
above the average and could easily exceed 5,000; 

d) Developers will use the ‘presumption in favour of sustainable development’ to 
exploit opportunities for additional housing. 

 

1 Overprovisioning: Statements throughout the LP leave developers with the option to apply for significantly 
more dwellings that stated in the Plan by increasing the density of developments. 
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