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Teignbridge Update 2012 

1 Opinion Research Services (ORS) was commissioned by Teignbridge District Council in partnership with 

the other authorities of the Exeter and Torbay Housing sub-region to undertake a comprehensive and 

integrated Strategic Housing Market Assessment for the Housing Market Areas of Exeter and Torbay. 

2 The study was undertaken to inform local policies, in particular relating to the housing strategy and 

investment programme and planning policies surrounding affordable housing provision.  It is important 

to note that the study does not seek to determine rigid policy conclusions, but instead provides a key 

component of the evidence base required to develop and support a robust policy framework. 

3 The research was based on the analysis of 3,470 interviews conducted with households (which 

primarily underwrote the housing needs and requirement modelling) of which 1,172 were completed 

within the Teignbridge district.  The primary data was coupled with analysis of secondary data from the 

UK Census, Housing Corporation, HM Land Registry, Office for National Statistics and a range of other 

sources along with a qualitative consultation programme with a wide range of stakeholders. 

4 The commissioning partners included: 

 Devon County Council; 

 East Devon District Council; 

 Exeter City Council; 

 Mid Devon District Council; 

 Teignbridge District Council; 

 Torbay Council; and 

 Dartmoor National Park Authority. 

Figure 1 
Identifying the Exeter and Torbay Housing Sub-Region 
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5 This document represents an update of the original study for Teignbridge which considers the impact of 

the credit crunch and changes in migration flows which have occurred since the original modelling was 

undertaken in 2007.  The 5 year housing requirements modelling results in this report cover the period 

2012-2017. 

Reviewing the Modelling Analysis from 2007 for the Exeter and Torbay Sub-regions 

6 For any housing market assessment, the key or core issues are: 

 How many additional units are required? 

 How many additional units should be affordable homes? 

 For what type of open-market housing is there demand? 

 How will ‘demand’ and ‘need’ change over time? 

7 The ORS Housing Market Model addresses these issues by analysing the whole housing market.  

Instead of focusing only or primarily upon poorer households and social sector need, it interprets the 

interaction of requirement and supply across all sectors of the housing market.  Social sector needs are 

interpreted within the context of market housing demands.  This takes account of the interaction of 

effective and ineffective demands and needs, and the likely supply from the range of properties 

vacated within the existing stock. 

8 The Model notionally assigns – or matches – available housing to households.  Through matching 

housing requirements with supply (vacancies created), the model identifies net housing requirements – 

i.e. those households who are unlikely to find suitable housing within the existing housing stock.   

9 The key stages of the model can be summarised as follows: 

 Housing Requirement =  Established Households +  

  New Households +  

  In-migrant Households  

 Housing Supply  = Established Households + 

  Household Dissolution + 

  Out-migrant Households 

 Net Housing Requirement = Gross Housing Requirement - 

  Housing Supply  
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Core Modelling Assumptions 

Housing Requirements 

 Housing requirements are generated from three sources; 

 Existing households moving; 

 Newly forming households; 

 In-migrant households. 

 

 Existing household moves are based upon the expectation of moving in the next 12 months. 

 Newly forming households and in-migrant households are both based upon trends from the previous 12 months 

with in-migrant households controlled by secondary data sources. 

Housing Supply 

 Housing supply is generated from three sources ; 

 Existing households moving; 

 Death and dissolutions; 

 Out-migrant households. 

 

 Existing household moves are based upon the expectation of moving in the next 12 months; 

 Deaths and dissolutions are based upon ONS mortality rates for deaths and trends over the previous 12 months for 

households merging for dissolutions. 

 Out-migrant households are based upon expectations of moving in the next 12 months controlled by secondary 

data sources for either 5 or 20 years. 

Affordability 

 Households are allocated to tenures based upon affordability and not preference. 

 For owner occupation, lending for single incomes is assumed to be 3.5x the gross income and lending for joint 

incomes based on a 2.9x multiplier.  The assessment of affordability for owner occupation also includes: 

 Savings; 

 Debts; 

 Equity (positive or negative) from current home (for current owners). 

 

 Expected expenditure on rented accommodation is based on the CLG SHMA Practice Guidance that households 

spend 25% of their gross income on rent. 

 Households who can afford private rent are assumed to access this, rather than specialised intermediate housing 

products. 

 Households who can afford more than existing social rents, but cannot afford private rent are allocated to 

intermediate housing. 

 Households allocated to affordable housing are modelled to receive the number of bedrooms they will get under 

the CLG SHMA Practice Guidance bedroom standard. 

 The lowest quartile of private rents is considered to form part of the existing supply of intermediate housing 

because it fulfils the same role of meeting the needs of households in housing need. 

 A household is in the backlog of need if they are unsuitably housed, require alternative housing provision in the 

district and cannot afford market housing. The Model addresses the backlog of need over 10 years. 
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10 The standard ORS Housing Market 

Model uses migration trends based 

upon observed trends for the last 

five years.  Using this data, Figure 2 

details the net gains and losses of 

each pair of flow streams for the 

period 2007-2012 as reported in 

the 2007 Exeter and Torbay SHMA.  

It is apparent that the model 

identified a net 19,200 additional 

dwellings were needed to be 

provided over the 5-year period 

2007-2012 to sustain the existing 

supply/demand balance in the 

Exeter and Torbay sub-regions.  If 

this number of homes was not 

provided, one or more flows would 

have to change. 

11 However, the study also recognised 

that migration is subject to 

significant fluctuation from year-to-

year.  In this context, Figure 3 

shows how the model outputs vary 

in relation to migration flows when 

20-year trends are adopted.  Whilst 

the local household flows do not change, the 5-year net requirement from migrant households for the 

period 2007-2012 reduces from 11,700 households to 8,800 households across the five authorities. 

12 In this context, we would conclude that the overall housing requirement for the five year period 2007-

2012 was likely to be between 16,300 and 19,200 additional dwellings across the two sub-regions.  

Nevertheless, in understanding the appropriate mix of housing, we considered the outputs in relation 

to the 5-year migration trends – for it is these flows which were driving other factors associated with 

the housing market, such as the cost of local housing.  

  

Figure 2 
Summary of 5-Year Housing Requirements by Household Flows for Exeter and 
Torbay Sub-regions 2007-2012 (Source: ORS Housing Market Model, Exeter & Torbay 
Sub-regional Housing Requirement Assessment 2006-07.  Note: Figures may not sum 
due to rounding) 

Housing Type 
Inward  

Flow 
Outward 

Flow 
Net 

Requirement 

5-Year Requirement    

Migration – households moving 
to and from the sub-region 

36,201 24,459 11,742 

Indigenous change – household 
formations and dissolutions 

29,088 21,588 7,500 

Established household moves 66,139 66,139 - 

Total 131,428 112,186 19,243 
 

Figure 3 
Summary of 5-Year Housing Requirements by Household Flows based on 20-year 
migration trends for Exeter and Torbay Sub-regions 2007-2012 ( (Source: ORS 
Housing Market Model, Exeter & Torbay Sub-regional Housing Requirement 
Assessment 2006-07.  Note: Figures may not sum due to rounding) 

Housing Type 
Inward  

Flow 
Outward 

Flow 
Net 

Requirement 

5-Year Requirement    

Migration – households moving 
to and from the sub-region 

27,000 18,242 8,758 

Indigenous change – household 
formations and dissolutions 

29,088 21,588 7,500 

Established household moves 66,139 66,139 - 

Total 122,227 105,969 16,258 
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Reviewing the Modelling Analysis from 2007 for Teignbridge 

13 On the basis of using 5 year 

migration trends, the projected 

flows of housing need, demand and 

supply for Teignbridge planning area 

from 2007-12 are shown opposite. 

14 The net gains and losses of each pair 

of flow streams are detailed below, 

where it is apparent that up to a net 

3,696 additional dwellings would 

have needed to be provided over 

the 5-year period to sustain the 

existing supply/demand balance 

while addressing the backlog of 

need.   

Understanding the Required Housing Mix 

15 In seeking to understand the required housing mix, household affordability was grouped into three 

classifications. In allocating households to specific types of housing, the determining factor was 

affordability: 

 Social rented housing – for those households unable to afford any more than target social 

rents; 

 Intermediate housing – for those households able to afford more than target social rents, but 

unable to afford to buy owner occupied housing and unable to afford to rent privately at rents 

at the market rent threshold; and 

 Market housing – for those households able to afford to buy owner occupied housing or able 

to afford to rent privately at rents at or above the market rent threshold. 

16 When considering the appropriate housing supply, the following sources of supply are considered: 

 Social rented housing – social housing provided to rent from Local Authorities and Registered 

Social Landlords; 

 Intermediate housing – dedicated intermediate housing products (such as shared ownership, 

discount market sale, sub-market rent, etc.) and a proportion of the housing in the private 

rented sector with rents below the market rent threshold (i.e. within the lowest quartile); and 

 Market housing – owner occupied housing and housing in the private rented sector. 

17 The net housing requirements for social rent would need to be satisfied by dwellings with rents of no 

more than Social Target Rents.  The net intermediate housing requirement should be provided in line 

with the definition of intermediate housing in the then current Planning Policy Statement 3, (this was 

replaced by the National Planning Policy Framework in March 2012), i.e. with housing costs between 

Social Target Rents and market housing.  The net market housing requirement could be provided as 

either owner occupied or private rented dwellings.  

  

Figure 4 
Summary of 5-Year Housing Requirements in Teignbridge Planning Area by 
Household Flows: 2007-2012 (Source: ORS Housing Market Model, Exeter & Torbay 
Sub-regional Housing Requirement Assessment 2006-07.  Note: Figures may not sum 
due to rounding) 

Housing Type Inward  
Flow 

Outward 
Flow 

Net 
Requirement 

5-Year Requirement    

Migration – households moving 
to and from the sub-region 

6,711 3,838 2,874 

Indigenous change – household 
formations and dissolutions 

4,840 4,017 822 

Established household moves 11,184 11,184 - 

Total 22,734 19,039 3,696 
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18 The gross housing requirements and likely supply were matched by the ORS Housing Market Model as 

detailed below.  It is apparent that the gross housing requirement was equivalent to the total inward 

flow (including internal moves by established households) with housing supply equalling the total 

outward flow.  The balance of housing requirement between the different housing types for the period 

2007-2012 is detailed below. 

Figure 5 
Summary of 5-Year Housing Requirements for Teignbridge Planning Area by Housing Type: 2007-2012 (Source: ORS Housing Market Model, Exeter 
& Torbay Sub-regional Housing Requirement Assessment 2006-07.  Note: Figures may not sum due to rounding) 

Housing Type Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

N % 

5-Year Requirement     

Market Housing 17,075 14,895 2,179 59.0% 

Intermediate Housing 2,072 1,618 454 12.3% 

Social Rented Housing 3,588 2,525 1,062 28.7% 

Total 22,734 19,039 3,696 100.0% 

19 It is apparent that market housing requirements accounted for 2,179 units of the total 3,696 net 

housing requirement for Teignbridge planning area (59.0% of the overall net total).  Whilst the gross 

need for social housing was considerably lower than the need for market housing, given the more 

limited supply of social sector housing likely to become available from within the existing stock, social 

rented housing accounted for a larger proportion of the net requirement. 

20 In summary, the ORS Housing Market Model identified an overall 5-year requirement for the period 

2007-2012 for almost 3,700 additional dwellings, with the balance between market housing, 

intermediate housing and social housing being 59:12:29 respectively.  Figure 6 below shows the mix of 

housing sizes required by tenure. 

Figure 6 
Net Housing Requirements for Teignbridge Planning Area by Housing Type and Size: 2007-2012 (Source: ORS Housing Market Model, Exeter & 
Torbay Sub-regional Housing Requirement Assessment 2006-07. Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 

Market Housing Intermediate Housing Social Rented Housing 

Net Requirement    

1 bedroom 27.7% 67.2% 17.4% 

2 bedrooms 23.4% 31.2% 61.8% 

3 bedrooms 15.3% 1.7% 10.7% 

4+ bedrooms 33.6% - 10.1% 

Total 100.0% 100.0% 100.0% 
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Teignbridge Housing Market Model Update 2010 

21 ORS updated the housing requirements modelling for Teignbridge from the Exeter and Torbay SHMA in 

2010. The projected flows of housing need, demand and supply for Teignbridge planning area are 

shown in Figure 7 and cover the 

period 2010-2015.   

22 The net gains and losses of each pair 

of flow streams are detailed 

opposite, where it is apparent that 

up to a net 3,674 additional 

dwellings would need to be provided 

over the 5-year period 2010-2015 to 

sustain the existing supply/demand 

balance and address the backlog of 

need. 

23 While the overall requirements 

barely changed from those shown in 

Figure 4 it was noticeable that both in-migrant and out-migrant household number fell in line with a 

reduction in all migration flows which had occurred since 2007. 

Changes for the 2012 Update 

24 Since the original study was undertaken in 2007, huge changes have occurred in the economy and 

housing market of the UK, which have major implications for the housing market of Teignbridge.  We 

have taken this opportunity to update a wide range of indicators to highlight how the housing market 

of Exeter and Torbay has changed since 2007.  The two main areas we have updated are Housing 

Affordability and Migration and these are explored in more detail below. 

25 It should also be noted that we have also updated the number of households in private sector leased 

housing or temporary accommodation who require to be re-housed.  However, these changes had only 

very minor impacts on the model, so we will concentrate on more significant changes.  

Updating Household Affordability: Housing Costs 

26 In considering future housing need and demand, it is important to consider how housing affordability 

has changed since the time of the original study. 

27 Assessing affordability is critical to determining whether or not households can afford local housing.  

Whilst affordability can be assessed in a number of different ways, each method depends on common 

factors that are crucial to the analysis – the affordability of any particular household will depend on the 

relationship between: 

 The cost of appropriate local housing, and 

 The amount that the household is able to afford. 

Figure 7 
Summary of 5-Year Housing Requirements in Teignbridge Planning Area by 
Household Flows: 2010-2015 (Source: ORS Housing Market Model, Exeter & Torbay 
Sub-regional Housing Requirement Assessment Teignbridge Update 2010.  Note: 
Figures may not sum due to rounding) 

Housing Type Inward  
Flow 

Outward 
Flow 

Net 
Requirement 

5-Year Requirement    

Migration – households moving 
to and from the sub-region 

6,553 3,698 2,855 

Indigenous change – household 
formations and dissolutions 

4,836 4,017 819 

Established household moves 11,184 11,110 - 

Total 22,499 18,825 3,674 
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Change in Cost of Local Housing by Property Size 2007-2011 

28 By using the information published by the Land Registry in combination with the information from the 

household survey, the lowest quartile purchase prices for properties of different sizes were calculated 

in 2007.  These represented the threshold prices which households were required to be able to afford 

before they could purchase a property.   

29 A different set of house price thresholds were calculated for each of the functional housing sub-

markets in the study area.  The change in house prices which have occurred in the period from 2007 to 

2011 are shown for each housing sub-market.  The threshold house prices for each housing sub-market 

have been uplifted in line with the change in overall house prices.  Therefore, the threshold prices for 

Newton Abbot have been increased by 2.22% across all bedroom sizes.   

Figure 8 
Change in House Prices between 2007 and 2011 by Exeter & Torbay Housing Sub-markets (Source: Computed based on HM Land Registry Q1 
2006-Q4 2006 and Q3 2010 – Q2 2011) 

Area Price Rise 

Ashburton and Buckfastleigh (1.90%) 

Chard 7.01% 

South Coast 13.68% 

Exeter 8.30% 

Honiton 7.01% 

Newton Abbot 2.22% 

North Dartmoor 8.43% 

Tiverton 7.57% 

Torbay 1.76% 
 

 

Cost of Social Rented Housing 

30 The following table details weekly rents in 2007, noting the current target rent for properties rented 

from Registered Social Landlords (RSLs).  Also included is information about the lowest quartile prices 

charged in the private rented sector identified by the Survey of Letting Agents.   

Figure 9 
Exeter and Torbay HMAs Weekly Rent by Property Size and Tenure 2007 (Source 1: Housing Corporation Data March 2006.  Source 2: ORS Survey 
of Letting Agents 2007) 

Property Size  RSL Target Rents Private Rent 

LQ 

Bedsit/1 bedroom £51.57 £92.31 

2 bedrooms  £59.18 £126.92 

3 bedrooms £64.87 £155.77 

4+ bedrooms £72.69 £184.62 
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31 For this study we have updated the target social rents which were charged in 2010/11.  We have also 

updated private rents in line with changes which have occurred since 2007 based upon evidence from 

local housing allowance records.  

Figure 10 
Exeter and Torbay HMAs Weekly Rent by Property Size and Tenure 2012 Source 1: Housing Corporation RSR Data March 2010.  Source 2: ORS 
Survey of Letting Agents 2007 updated to 2012.  

Property Size  RSL Target Rents Private Rent 

LQ 

Bedsit/1 bedroom £60.58 £88.20 

2 bedrooms  £69.00 £122.07 

3 bedrooms £76.57 £151.97 

4+ bedrooms £89.33 £188.29 

 

Income, Savings and Debts 

32 While house prices have changed since 2007, it is also the case that the amount households can afford 

to spend on housing will have also changed in this time.  For this update we have increased all incomes 

in Teignbridge by 8.8% in line with the average growth in earnings in the authority, while savings and 

debts have been increased by 17.1% in line with changes in the Retail Price Index since March 2007.  

Migration to Exeter and Torbay Sub-regions 1999-2010 

33 Since 1996-97, the ONS has published relatively localised migration data using information from the 

NHS Central Register (NHSCR) which records the movement of individuals who change GP.  The NHSCR 

data provides an effective way of monitoring changes in migration over time, but it is important to 

recognise the limitations of the data. Not everyone who moves will register with a doctor, so some 

migration will not be counted.  Nevertheless, as the data provides the best available basis for analysis, 

the following information details migration patterns for the period 1999-2010. 

34 Exeter and Torbay HMAs have seen some dramatic changes in its migration patterns since 1999.  Figure 

11 and Figure 12 overleaf highlight that between 1999 and 2004 the area experienced a net in-

migration of at least 6,000 people per annum.  However, since 2004 the number of in-migrants to 

Exeter and Torbay has fallen and in the most recently available figures for the year to June 2010 only a 

net 3,000 people moved to the area.   

Figure 11 
Migration to and from Exeter and Torbay HMAs 1999-2010 (Source: ONS Migration Statistics Unit) 
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Figure 12 
Net Migration to and from Exeter and Torbay HMAs 1999-2010 (Source: ONS Migration Statistics Unit) 

 

 

35 Figure 11 also highlights that in-migrants to Exeter and Torbay HMAs represent a much more volatile 

number than out-migrants.  For the purposes of the modelling update we have updated the base 

migration assumptions to account for new data available since 2007. 

Migration to Teignbridge 

36 Figure 13 shows the net migration to Teignbridge by region of England and Wales over the five year 

period 2005-2010.  Overall, migration accounted for a rise in the local authority’s population of 4,240 

people from 2005 to 2010 from across England and Wales.  The authority gained the most population 

from the South West and South East Region (2,120 combined).  
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Figure 13 
Net Migration to Teignbridge by England and Wales Region 2005-2010 (Source: ONS Migration Statistics Unit: Movements between local authorities 
in England and Wales based on patient register data and patient re-registration recorded in the NHSCR.  Note: Figures may not sum due to 
rounding) 

UK Region 2006 2007 2008 2009 2010 Total 

In Migrants       

North East 40 40 40 60 50 230 

North West 240 200 210 190 210 1,050 

Yorkshire and Humberside 130 140 130 130 140 670 

East Midlands 230 230 180 200 170 1,010 

West Midlands 330 420 280 350 310 1,690 

Eastern 280 300 240 280 210 1,310 

London 460 430 400 380 330 2,000 

South East 810 840 660 700 640 3,650 

South West 3,640 3,910 3,540 3,450 3,650 18,190 

Wales 150 190 170 180 170 860 

Total 6,310 6,700 5,850 5,920 5,880 30,660 
Out Migrants       

North East 50 40 40 40 30 200 

North West 180 150 130 140 130 730 

Yorkshire and Humberside 110 120 110 90 100 530 

East Midlands 130 170 150 150 140 740 

West Midlands 250 290 200 200 270 1,210 

Eastern 210 160 180 150 190 890 

London 280 270 240 280 260 1,330 

South East 540 520 520 490 550 2,620 

South West 3,620 3,690 3,120 3,210 3,460 17,100 

Wales 230 240 190 220 190 1,070 

Total 5,600 5,650 4,880 4,970 5,320 26,420 

Net Migrants       

North East -10 0 0 20 20 30 

North West 60 50 80 50 80 320 

Yorkshire and Humberside 20 20 20 40 40 140 

East Midlands 100 60 30 50 30 270 

West Midlands 80 130 80 150 40 480 

Eastern 70 140 60 130 20 420 

London 180 160 160 100 70 670 

South East 270 320 140 210 90 1,030 

South West 20 220 420 240 190 1,090 

Wales -80 -50 -20 -40 -20 -210 

Total 710 1,050 970 950 560 4,240 
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37 Figure 14 shows the individual local authorities which have had the highest net migration to 

Teignbridge – with most people coming from the neighbouring authorities of Exeter, Torbay and South 

Hams.  Figure 15 shows the local authorities to which Teignbridge lost population through migration.  

Figure 14 
Top 10 Local Authorities with the Highest Net Migration to  
Teignbridge 2005-2010 
(Source: ONS Migration Statistics Unit) 

Exporting  
Local Authority 

In-
migrants 

Out-
migrants 

Net 

Exeter 3,450 2,910 540 
Torbay UA 4,420 3,950 470 

South Hams 2,070 1,620 450 
Birmingham 370 260 110 

Bromley 120 40 80 
Walsall 90 20 70 

Croydon 90 20 70 
Hillingdon 130 60 70 

South Gloucestershire  280 210 70 
Ealing 100 40 60 

 

 
Figure 15 
Top 10 Local Authorities with the Highest Net Migration from 
Teignbridge 2005-2010 
(Source: ONS Migration Statistics Unit) 

Importing  
Local Authority 

In-
migrants 

Out-
migrants 

Net 

East Devon 1,110 1,290 -180 
Cardiff 220 380 -160 

Mid Devon 800 940 -140 
West Devon 560 660 -100 
Cheltenham 100 160 -60 

Stroud 40 90 -50 
South Somerset 160 200 -40 

Portsmouth 80 110 -30 
Southampton 160 190 -30 

Gloucester 50 80 -30 
 

 
38 The migration flows to and from Torbay show an interesting recent pattern.  The number of migrant 

persons leaving Torbay for Teignbridge has fallen in recent years.  However, the number of migrants 

leaving Teignbridge for Torbay has risen in recent in the past two years.  It is difficult to claim this as a 

long-term trend, but the increased migration to Torbay may reflect housing pressures in Teignbridge.  

This is both for households looking for market housing and also those seeking housing benefit 

supported private rent where there are more dwellings available in Torbay.  

Figure 16 
Migration to and from Teignbridge and Torbay 2005-2010 (Source: ONS Migration Statistics Unit) 

 

 

39 Figure 17 shows the age structure of migrants to and from Teignbridge for all areas in England and 

Wales.  The area has experienced a net gain across all age groups except those aged 16-24 years 

between 2005 and 2010.  This includes more than 2,000 adults aged 45-64 years as well as many 

families with children.  There is no clear evidence that recent changes to migration patterns can be 

observed more markedly among a particular age group.  
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Figure 17 
Net Migration to and from Teignbridge by Age Group 2005-2010 by Year for England and Wales (Source: ONS Migration Statistics Unit) 

Age Group 2006 2007 2008 2009 2010 5-year Total 

In Migrants       

0-15 years 1,020 1,130 990 960 910 5,010 
16-24 years 960 1,050 900 1,120 970 5,000 
25-44 years 2,230 2,220 2,030 1,990 2,070 10,540 
45-64 years 1,500 1,620 1,370 1,250 1,290 7,030 

65+ years 610 690 560 550 640 3,050 

Total 6,310 6,700 5,850 5,920 5,880 30,660 

Out Migrants       

0-15 years 810 720 620 670 700 3,520 
16-24 years 1,480 1,410 1,300 1,390 1,350 6,930 
25-44 years 1,790 1,820 1,530 1,580 1,690 8,410 
45-64 years 930 1,120 900 900 970 4,820 

65+ years 600 580 510 450 590 2,730 

Total 5,600 5,650 4880 4,970 5,320 26,420 

Net Migrants       

0-15 years 210 410 370 290 210 1,490 
16-24 years -520 -360 -400 -270 -380 -1,930 
25-44 years 440 400 500 410 380 2,130 
45-64 years 570 500 470 350 320 2,210 

65+ years 10 110 50 100 50 320 

Total 710 1,050 970 950 560 4,240 

40 It is worth noting that there is a complex interaction between population and household migration.  

Not all in-migrants require additional housing.  For example, in areas such as Exeter many will be 

moving into student halls of residence while other migrants will be moving to join existing households.  

Meanwhile, many out-migrants will also leave an existing household behind in the area.  For example, 

most students heading to university in the rest of the UK will leave behind an existing household in the 

area and therefore will not free a property.  It is therefore not possible to simply link person migration 

figures to household migration.  

41 Figure 18 highlights this issue by showing recent household projections, population projections and 

completions for Teignbridge.  Using the 2008 based projections as an example, these show that a 

projected growth of 950 persons per annum leads to a household growth of 640 per annum, an 

average of 1.5 persons per households.  This figure is much smaller than the current average household 

size in Teignbridge of around 2.3 persons per household and reflects that household size is projected to 

fall in the future. 

42 It is also noteworthy that recent dwelling completions in Teignbridge have average 354 units per 

annum, well below the growth identified in any set of household projection.  It is difficult to ascertain 

with confidence, but this low level of dwelling delivery may have played a role in the slight rise in the 

number of people leaving Teignbridge as households struggle to compete in the local housing market 

with in-migrants. 
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Figure 18 
Recent Household Projections, Population Projections and Dwelling Completions for Teignbridge (Source 1: CLG Household Projections.  Source 2: 
ONS Sub-national Population Projections. Source 3: CLG Teignbridge Council Records) 

Annual Household/Population Projection and Dwelling Completions  Annual Change 

Household Projections (1)  

2004 Based 800 

2006 based 840 

2008 Based 640 

Population Projections (2)  

2004 Based 1,100 

2006 based 1,325 

2008 Based 950 

2010 Based 510 

Average Dwellings Completions Per Annum 2006-2011 (3)  

Annual Completions 2006-2011  354 

 

43 Office of National Statistics (ONS) data also provides a breakdown on the projected sources of 

population change for any given time period.  Figure 19 shows this breakdown for the 2008 based and 

2010 based projections for Teignbridge.  

44 We would firstly note that ORS do not explicitly use ONS population projections in our Housing Market 

Model.  Some of the data used in the ONS population projections such as migration within the UK is 

also used in the ORS Housing Market Model, but other elements such as international migration trends 

are not used in the ORS Housing Market Model for reasons discussed below.  

45 We would also note the ONS do not recommend basing policy upon any particular set of population 

projections.  On their website, the ONS state: 

“Projections are not forecasts and do not attempt to predict the impact that future government policies, 

changing economic circumstances or other factors might have on demographic behaviour. They provide 

an indication of the impact that changes in demographic patterns might have on the size and age 

structure of the population in the future. 

Projections become increasingly uncertain the further they are carried forward and long-term 

projections should be used with caution. To help understand the uncertainty, a number of variant 

projections are produced based on alternative demographic scenarios.” 

46 Given these provisos it is still instructive to understand what the ONS population projections show for 

Teignbridge, and also why they vary by so much for different baseline years.  

47 Figure 19 shows that deaths in Teignbridge are projected to be higher than births, so without migration 

the population of the area would fall.  It is also the case that international migration and migration to 

the UK outside of England are projected to be negative, so will generate a falling population.  However, 

Teignbridge is projected to see a large net in-migration from the rest of England which will provide it 

with a growing population. 
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48 Equally important, as shown in Figure 18, is that the 2008 based population projections show a 

projected growth of 950 persons per annum to 2033, while the 2010 based projections show this 

growth to be only 510 per annum.   

49 A number of factors have led to this reduction.  The numbers of projected deaths and births have both 

been changed marginally between the two projections and the numbers of projected migrant persons 

both to and from Teignbridge are lower in the 2010 based projections than the 2008 based ones.  The 

change in migration is in line with the evidence shown in Figure 13 and is incorporated into the ORS 

Housing Market Model update later in this report. 

50 The largest single change between the two population projections is that the number of international 

in-migrants per annum has fallen from 600 in the 2008 based projections to 400 in the 2010 based 

projections.  This accounts for around 5,000 of the drop in projected population growth.  

51 It is important to understand how this figure was derived. International migration data comes from the 

responses to the International Passenger Survey (IPS) which interviews around 1 in every 500 people 

who come through points of entry to the UK.  On average each person interviewed is given a weight of 

500 to make the data representative to the whole population.  

52 To get a figure of 600 in-migrants per annum to Teignbridge in the 2008 based projections implies that 

the ONS identified that 3,000 people moved from overseas to Teignbridge in the period 2003-2008.  

However, with an average weight of 500 this is likely to have been around 6 people responding to the 

survey.  To get a figure of 400 in-migrants per annum in the 2010 based projections implies 2,000 

people moved in the period 2005-2010 or around 4 respondents to the survey.  

53 Therefore, approximately half of the reduction in population growth in the 2010 based projections 

compared to the 2008 based projections is due to international in-migration and this in turn is due to 

around 2 fewer people responding when interviewed by the IPS over a 5 year period 

54 Clearly international migration data used in population projections for any local authority is based upon 

an extremely small sample of respondents.  The ONS are aware of the weaknesses of the IPS at lower 

levels of geography and are currently consulting on the future of international migration statistics.  

Figure 19 
ONS Population Projections for Teignbridge by Source of Change 2008-2033 and 2010-2035 (Source: ONS Sub-national Population Projections. 
Note the figure may not sum due to rounding) 

Population Change  Change 2008-2033 from 2008 Based 
Projections 

Change 2010-2035 from 2010 Based 
Projections 

Indigenous Change   
Births 29,400 28,700 

Deaths 36,400 37,600 

Net Natural Change -6,800 -8,900 

Internal Migration (Within England)   
Internal Migration In 174,300 159,900 

Internal Migration Out 140,700 130,700 

Net Internal Migration 33,600 29,200 

Cross Border Migration (With Wales, Scotland and Northern 
Ireland)  

 

Cross Border Migration In 5,200 5,200 
Cross Border Migration Out 7,500 7,500 

Net Cross Border Migration -2,300 -2,300 

International Migration   
International Migration In 14,900 10,000 

International Migration Out 17,200 17,000 

Net International Migration -2,300 -7,000 
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55 Data from the Exeter and Torbay household survey 2007 can be used to illustrate some of the points 

raised earlier regarding the conversion of population growth to household growth.  The survey did not 

capture all migration into or out of the sub-regions because communal housing was not included in the 

survey.  However, the survey indicates that around 90% of in-migrant persons to non-communal 

housing moved into households which were new to the sub-regions with only 10% joining existing 

households.  However 31% of out-migrants left an existing household behind in the sub-region.  

Therefore, a change in net person migration does not convert simply into a change in household 

migration and this must be considered when modelling future housing requirements.  

Figure 20 
5 Year Person Migration in Private Households to and from Teignbridge (Source: Exeter and Torbay Household Survey 2007)  

Type of migration  In-migrant persons Out-migrant persons 

Part of whole household moving  80,315 47,662 

Joining or leaving existing household 9,249 21,890 

Total 89,564 69,552 
56 The 2007 household survey includes information on why households chose to move to Teignbridge in 

the 3 year period prior to the survey. There is a clear distinction between those moving from elsewhere 

in the Exeter and Torbay sub-regions and those moving from the rest of the UK.  Those who moved 

from further afield were more likely to be moving to retire or to take up a new job.  Those moving from 

within the sub-regions were more likely to be seeking a bigger property or because they disliked the 

area of their previous home. 

Figure 21 
Reasons for Moving to Teignbridge (Source: Exeter and Torbay Household Survey 2007) 

 

 

Affordable Rent 

57 Since the time of the original Exeter and Torbay SHMA and its update for Teignbridge, the Government 

announced its new Affordable Rent model in October 2010 which will allow housing associations to 

charge rents which are up to 80% of market rents for the area on new build developments and re-lets.  

The Affordable Rent model is designed to bring greater flexibility for housing associations and to 

provide financial support to allow new affordable housing to be delivered.  
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Key Findings on Affordable Rent 

58 Under the following combined circumstances the introduction of Affordable Rent will have no impact 

on the requirement for affordable housing: 

 The allocation polices currently in place continue and households are required to pay Affordable 
Rent if they are able to afford to do so; and 

 Households who cannot afford to meet the costs of Affordable Rent receive housing benefit to 
cover the cost of the Affordable Rent. 

59 If the circumstances outlined above apply, it would allow all new build lets and re-lets to be converted 

to Affordable Rent without any consequence for affordable housing requirements.  The only impact 

would be on the rents paid by those who do not receive housing benefit.  Currently they only pay 

Target Social Rents, but would now be required to pay Affordable Rents.  

60 The area where Affordable Rents may impact upon housing requirements is if they are only let to 

households who can afford to pay the cost of the property and are not let to households in receipt of 

housing benefit.  This could see existing social rented dwelling converted to become part of the 

effective intermediate stock and then let to households who would not normally be considered for 

social rent.  

Modelling the Housing Market 2012 

61 After applying the updates to affordability, migration and households in temporary accommodation the 

projected flows of housing need, demand and supply are summarised below.  This includes all elements 

of housing need, demand and supply.  It is also noteworthy that the Model projects 11,100 households 

will move within Teignbridge Planning Area over the next 5-years.  However, this will also create 11,100 

vacancies, thus the impact upon total net housing requirements will be zero, but they will impact upon 

the tenure and bedroom mix of housing required. 

62 The projected flows of housing need, demand and supply for Teignbridge planning area are shown 

overleaf.  It should be noted that 5 year results cover the period 2012-2017.  However, the model deals 

with the backlog of need over 10 years.  Therefore, to allow the model to cover the 10 year period 

2012-2022 would simply require a doubling of the 5 year forecast covering 2012-2012.  

63 The net gains and losses of each 

pair of flow streams are detailed 

opposite, where it is apparent that 

up to a net 3,101 additional 

dwellings would need to be 

provided over the 5-year period to 

sustain the existing supply/demand 

balance and address the backlog of 

need.  

  

Figure 22 
Summary of 5-Year Housing Requirements in Teignbridge Planning Area by 
Household Flows: 2012-2017 (Source: ORS Housing Market Model, Exeter & Torbay 
Sub-regional Housing Requirement Assessment Teignbridge Update 2012.  Note: 
Figures may not sum due to rounding) 

Housing Type Inward  
Flow 

Outward 
Flow 

Net 
Requirement 

5-Year Requirement    

Migration – households moving 
to and from the sub-region 

6,182 3,899 2,282 

Indigenous change – household 
formations and dissolutions 

4,836 4,017 819 

Established household moves 
11,139 11,139 - 

Total 22,157 19,055 3,101 
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64 The figure of 3,101 dwellings over 5 years equates to 620 per annum.  This figure is extremely close to 

CLG’s 2008 based household projections estimates of 640 household growth per annum for 

Teignbridge.   

65 When compared with the results obtained in 2007 as shown in Figure 4, the requirement represents a 

reduction in the total requirement of 595 dwellings or around 120 dwelling per annum.  However, 

when compared with Figure 7 out-migration is now higher, while in-migration has continued to fall.  

This reflects a small rise in out-migrant numbers since 2009 while in-migrant person numbers have 

continued to fall.  

66 It is also instructive to note that the findings set out in Figure 22 are almost identical to those which 

would be obtained if 20 year migration trend data was to be used.  Therefore, the migration flows for 

the past 5 years have been in line with their 20 year average. 

67 As the above modelling figures demonstrate, together with ONS population projections and CLG 

household projections (Figure 18), , projecting future trends from past data is heavily dependent upon 

the time period used to underwrite the projections.  In-migration to the Exeter and Torbay sub-region 

has fallen recently, while out-migration has risen slightly.  However, it is also possible that a 

strengthened housing market in the future will see a in-migration rising again and this will boost the 

housing requirements of the area. 

Understanding the Required Housing Mix 

68 As previously noted, the ORS Housing Market Model identified an overall requirement for 3,101 

additional dwellings over a 5-year period.  By matching the above column totals for total housing 

requirement (including both housing need and demand) against the corresponding row totals for 

housing supply, it is possible to consider the overall net housing requirement for Teignbridge planning 

area. 

69 In summary, the ORS Housing Market Model identifies an overall five-year requirement for 3,674 

additional dwellings, with the balance between market housing, intermediate housing and social 

housing being 59:8:33 respectively.  This implies that the model identifies a total requirement for 

affordable housing of around 1,300 units over the next 5 years.  

70 When compared with the modelling results from 2007, the requirement for social housing has fallen by 

30 units, while the requirement for intermediate housing has fallen by nearly 200 units.  This reflects a 

combination of some in-migrant households requiring intermediate housing and their number having 

fallen and also marginal changes to affordability implying slightly more households can afford market 

housing.  

71 We would note that currently many households struggle to obtain mortgages because of the 

requirement to have a large deposit.  However, it should be remembered that market housing not only 

includes owner occupation, but private renting.  Therefore, many households who cannot obtain 

mortgages will still be able to access market housing through renting privately.  
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Figure 23 
Summary of 5-Year Housing Requirements for Teignbridge Planning Area by Housing Type: 2012-2017 (Source: ORS Housing Market Model, Exeter 
& Torbay Sub-regional Housing Requirement Assessment Teignbridge Update 2012.  Note: Figures may not sum due to rounding) 

Housing Type Gross Housing 
Requirement 

Housing  
Supply 

Net Housing Requirement (Surplus) 

N % 

5-Year Requirement     

Market Housing 16,757 14,944 1,813 58.5% 

Intermediate Housing 1,867 1,608 259 8.3% 

Social Housing 3,533 2,503 1,029 33.2% 

Total 22,157 19,055 3,101 100% 

72 Figure 24 below shows the mix of housing sizes required by tenure.  The model identifies a clear need 

for smaller affordable units with some need for larger social rented dwellings.  The market housing 

requirement shows that over 40% of the demand for market housing is for dwellings with 3 or more 

bedrooms.   

Figure 24 
Net Housing Requirements for Teignbridge Planning Area by Housing Type and Size: 2012-2017 (Source: ORS Housing Market Model, Exeter & 
Torbay Sub-regional Housing Requirement Assessment Teignbridge Update 2012. Note: Figures may not sum due to rounding) 

Housing  
Requirement 

Type of Housing 

Market Housing Intermediate Housing Social Rented Housing 

Net Requirement    

1 bedroom 33.2% 92.5% 14.8% 

2 bedrooms 25.7% 7.5% 58.2% 

3 bedrooms 5.5% - 18.1% 

4+ bedrooms 35.5% - 8.9% 

Total 100.0% 100.0% 100.0% 

73 It is possible to develop the analysis above further by analysing how the requirements for different 

sizes of dwellings vary by affordability and the number of people in the household.  Figure 25 overleaf 

shows how the requirement for dwellings of different size and tenure are split by the size of the 

households for the Exeter and Torbay sub-region.  The requirement for affordable housing is based 

upon the 2004 Housing Act Bedroom Standard except for a small number of households who have 

been allocated more bedrooms than they technically need because they are downsizing.  The tenure 

assigned to a household is based purely upon its affordability and not preferences.  
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Figure 25 
Bedrooms Required by Number of Persons and Affordability for Exeter and Torbay Sub-regions (Source: Exeter and Torbay Household Survey 
2007.  Note: Figures may not sum due to rounding) 

Requirement/Persons 
Affordability 

Market Intermediate Social 

Require 1 Bed    

1 Person  45.7% 88.7% 84.8% 

2 Person 54.3% 4.4% 15.2% 

Total 100% 100% 100% 

Require 2 Bed    

1 Person 27.3% 0% 20.0% 

2 Person  64.7% 5.9% 57.6% 

3 Person 6.6% 30.1% 22.4% 

4 Person 1.4% 15.3% 0% 

Total 100% 100% 100% 

Require 3 Bed    

1 Person 17.6% - 1.4% 

2 Person  52.1% - 27.0% 

3 Person  15.7% - 33.6% 

4 Person 10.4% - 31.9% 

5 Person 2.9% - 6.1% 

6 Person 1.3% - 0% 

Total 100% - 100% 

Require 4+ Bed    

1 Person 6.6% - 0% 

2 Person  27.6% - 0% 

3 Person 21.1% - 0% 

4 Person  47.7% - 44.6% 

5 Person 17.8% - 55.4% 

6 Person 2.3% - 0% 

7 Person 1.2% - 0% 

8 Person 0% - 0% 

Total 100% - 100% 

 

74 If the required affordable housing is not delivered, there are likely to be a number of implications.  

Dependence on housing benefit within the private rented sector is likely to increase, with more 

households committing to housing costs that would be deemed unaffordable under the terms of the 

CLG guidance on Strategic Housing Market Assessments – yet they would not qualify for housing 

benefit support given their relative income and circumstances.  Furthermore, households currently in 

unsuitable housing are less likely to have their needs resolved, and other households assessed as being 

unable to afford market housing of the size and type to meet their needs may have to opt for housing 

that would not be considered suitable.  Some households may also consider leaving the area 

completely, seeking housing that they can afford elsewhere in the country or even overseas. 
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Sub-regional Dwelling Delivery Plans 

75 This update has been produced at a time of change in policy following the General Election in 2010. It 

was announced in July 2010 that Regional Spatial Strategies (RSS) are to be revoked, although Planning 

Policy Statements continued to apply until they were replaced by the National Planning Policy 

Framework (NPPF) in March 2012. 

76 Existing government policy contains a number of features which are relevant to Teignbridge.  The 

Localism Act 2011 contains a presumption of a Duty to Cooperate, which is defined as: 

“In many cases there are very strong reasons for neighbouring local authorities, or groups of 
authorities, to work together on planning issues in the interests of all their local residents. This 
might include working together on environmental issues (like flooding), public transport networks 
(such as trams), or major new retail parks.  

In the past, regional strategies formed an unaccountable bureaucratic layer on top of local 
government. Instead, the Government thinks that local authorities and other public bodies should 
work together on planning issues in ways that reflect genuine shared interests and opportunities to 
make common cause. The duty requires local authorities and other public bodies to work together 
on planning issues.”  

77 Meanwhile, the National Planning Policy Framework NPPF (CLG March 2012) states (paragraph 159) 

that,  

“Local planning authorities should have a clear understanding of housing needs in their area. They 
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: 

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

– 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 

– caters for housing demand and the scale of housing supply necessary to meet this demand;” 
 
78 On this basis, it is important that the housing requirements of Teignbridge are understood in the 

context of other local authority plans in the area.  Given that the abolition of the RSS saw the power to 

set dwelling targets being returned to the local authority, the dwelling delivery targets for many local 

authorities are in a state of flux.  Figure 26 shows the most recently reported dwelling delivery option 

for each authority in the Exeter and Torbay sub-region.  The figures are taken from the following 

sources: 

 East Devon – consultation from August 2011 on dwelling delivery option.  The figure includes a 

provision for nearly 3,000 dwellings at the new town of Cranbrook; 

 Exeter – Core Strategy 2006-2026; 

 Mid Devon – Annual Monitoring Report 2011; 

 Teignbridge – Core Strategy Consultation; and 

 Torbay – consultation figure for the authority. 
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79 While part of Dartmoor National Park also lies in the Exeter and Torbay sub-regions the whole Park 

typically delivers around 50 units per annum and is therefore unlikely to make a major contribution to 

meeting the total needs of the area.   

Figure 26 
Potential Dwelling Delivery Trajectories for Exeter and Torbay Sub-regions (Source: Local Authority Documents) 

Local Authority Potential Dwelling Delivery per 
Annum 

East Devon  1,000 

Exeter 600 

Mid Devon 330 

Teignbridge   740 

Torbay  500 

Exeter and Torbay Sub-regions total 3,170 

 
80 Figure 3 shows a 5 year housing requirement for the Exeter and Torbay sub-region of 16,285 based 

upon 20 year migration trends, or approximately 3,250 per annum.  As noted earlier the current update 

using 5 year migration trends shows a very similar result to the 20 year migration trends.  On this basis 

the potential dwelling delivery targets in the Exeter and Torbay sub-regions sum to a figure which is 

close to the identified total requirement.  However, while the figure is close to the total requirement, it 

is below it and does not appear to include any flexibility as advocated by NPPF. 

81 On this point the NPPF notes at paragraph 14 that: 

“local planning authorities should positively seek opportunities to meet the development needs of 
their area; 

Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt to rapid 
change.”  

82 Meanwhile at paragraph 47 the NPPF advises local authorities to: 

“identify and update annually a supply of specific deliverable sites sufficient to provide five years 
worth of housing against their housing requirements with an additional buffer of 5% (moved 
forward from later in the plan period) to ensure choice and competition in the market for land. 
Where there has been a record of persistent under delivery of housing, local planning authorities 
should increase the buffer to 20% (moved forward from later in the plan period) to provide a 
realistic prospect of achieving the planned supply and to ensure choice and competition in the 
market for land;” 

83 Therefore, while the current identified dwelling delivery plans for the Exeter and Torbay sub-regions 

are close to the identified total housing requirement, they do not have the flexibility required within 

the NPPF. 

84 The 3,170 figure is also based upon East Devon delivering 1,000 per annum, including the new town of 

Cranbrook.  Dwelling delivery in East Devon over the past 10 years has average less than 500 per 

annum, so the potential dwelling delivery of 1,000 per annum would require a step change in delivery.  

The Role of Housing Benefit 

85 Recent government policy changes have also seen a range of factors which may impact on total of 

affordable housing requirements in Teignbridge.  Many households in both the social and private 
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rented sectors are able to claim support with rent costs in the form of housing benefit.  In recent years 

housing benefit support in the private rented sector has increased as a tool used by councils to help 

meet housing need.  In November 2011, nearly 4,000 households in Teignbridge received housing 

benefit support to live in the private rented sector with the figure being over 9,500 in neighbouring 

Torbay (Figure 27).   

86 While many households choose to live in private rented accommodation with housing benefit support, 

other households would prefer a social tenancy, but are unable to obtain one due to shortages in social 

rented stock.  To reduce the number of households claiming housing benefit in the private rented 

sector, more affordable housing would need to be provided.  This in turn would reduce demand for 

private rented housing – so either more housing would be available for households able to afford 

market rent (without benefit support) or more housing would be available to purchase (if landlords 

chose to sell their properties).   

Figure 27 
Housing Benefit Claimants in the Private Rented Sector November 2011 (Source: DWP) 

Local Authority Housing Benefit Claimants in 
the Private Rented Sector 

East Devon  3,370 

Exeter 3,060 

Mid Devon 1,840 

Teignbridge   3,990 

Torbay  9,630 

Exeter and Torbay Sub-regions total 21,890 

 

87 Figure 28 illustrates an alternative 

way of looking at this issue.  It 

shows the difference which exists 

between the number of social 

rented dwellings in the local 

authority, and the number of 

households claiming housing 

benefit.  This shows that even if 

only households claiming housing 

benefit were to be housed in social 

rented dwelling then there would 

still be over 2,500 too few social 

rented dwellings in Teignbridge.  

Therefore, it is inevitable that the 

private rented sector will be required to provide a continuing function to help meet housing need.  

Changes to Local Housing Allowance in June 2010 Budget 

88 The Coalition Government’s first budget in June 2010 contained a number of proposed reforms to the 

local housing allowance which provides housing benefit.  These included: 

 From April 2011, local housing allowance rates will be capped at £250 per week for a one bedroom 
property, £290 per week for a two bedroom property, £340 per week for a three bedroom property 
and £400 per week for four bedrooms or more. 

Figure 28 
Gap between Number of Social Rented Dwellings and Number of Local Housing 
Allowance/Housing Benefit Recipients by Local Authority (Source: HSSA 2011; DWP 
November 2011) 
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 From April 2011, local housing allowance rates will be set at the 30th percentile of local rents 
(previously the 50th percentile) 

 From 2013-14, local housing allowance rates will be uprated in line with CPI 

 Deductions for non-dependents will be uprated in April 2011 on the basis of prices. This will reverse 
the freeze in these rates since 2001-02 

 From April 2013, housing entitlements for working age people in the social sector will reflect family 
size. 

 From April 2011, housing benefit claimants with a disability and a non-resident carer will be 
entitled to funding for an extra bedroom. 

89 The change from using the 50th percentile to the 30th percentile for calculating local housing 

allowance rates could have a significant impact on Teignbridge.  Figure 29 shows the local housing 

allowance rates for March 2011 (based on the 50th percentile) alongside the 30th percentile rents 

which currently set the LHA limit for the Exeter and South Devon Broad Rental Market Area, which 

cover the whole of Teignbridge. 

Figure 29: 
March 2011 and March 2012 Local Housing Allowance Thresholds for Broad Rental Market Areas in Teignbridge.(Source: LHA Direct) 

Broad Market Rental Area March 2011 LHA (50th percentile) March 2012 LHA (30th percentile) 

1 bed 2 bed 3 bed 4 bed 1 bed 2 bed 3 bed 4 bed 

Exeter £121.15 £150.00 £173.08 £230.77 £114..23 138.46 £161.54 £219,23 

South Devon £100.00 £131.54 £155.77 £196.15 £95.00 £125.00 £150.00 £183.46 

 

 

Further Consideration of the Government’s June 2010 Budget 

90 The key issue to consider is how the changes to the local housing allowance will affect the market for 

affordable housing, particularly in terms of demand and supply. Some considerations are set out below.  

In April 2013, housing entitlements for working age people in the social sector will reflect family size 

91 Example: a working age couple with two adult children occupy a 3 bed social rented property and 

receive housing benefit.  If the adult children move out of the house, the couple will technically only 

require a 1 bed dwelling.  The policy impact is that they will no longer receive housing benefit for a 3 

bedroom property but a 1 bed – they will either;  

 be required to pay the balance of rent from their own funds, or,  

 move to a small dwelling and continue to receive housing benefit. 

92 There are a range of possible implications arising from such a change (and we have not considered the 

ethical implications of the change): 

 More households may downsize from family sized social rented dwellings into smaller units 
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 Some larger properties may become available for overcrowded households with children 

 there may be or may not be a corresponding ‘balancing effect’, as larger homes and smaller homes 
are vacated  

 Adult children may subsidise their parents to allow them to remain in the larger family home  

Deductions for non-dependents will be uprated in April 2011 on the basis of prices.  This will reverse 

the freeze in these rates since 2001-02 

93 Example: a pensioner couple with two adult children occupy a 3 bed social rented property and receive 

housing benefit.  Current deductions for non-dependents will rise in April 2011, hence reducing the 

amount of housing benefit received by this household.  If the adult children move out of the house, the 

couple will be allowed to remain in their dwelling because they are not working age and will receive 

more housing benefit.  

94 The policy impact is that the financial incentive is for the adult children to leave home and seek their 

own independent accommodation, hence the rate of household formation will rise.  

95 Other changes to the policy could also have an impact: Changes to the local housing allowance may 

have considerable changes to the supply of dwelling available for households who require financial 

support in the private rented sector. These changes will not reduce the number of households seeking 

affordable or subsidised housing – however, it may increase the demand on local authorities to meet 

these households housing need. 

96 The ability of districts to meet housing need is dependent upon many issues. For example, how willing 

will private landlords be to accept households in receipt of housing benefit at the reduced levels from 

April 2011? Potential scenarios include: 

 Market rent levels fall as landlords accept lower yields on their investments.  This in turn could be 
achieved by landlords reducing the amount they spend on maintaining their properties, so the 
standard of accommodation could fall.  

 If the new rent thresholds are too low then landlords may simply not be willing to accept housing 
benefit dependent households and instead return their stock to the market sector. 

 This in turn may see house prices and rents fall as more housing becomes available to buy or rent - 
more households may be able to meet their housing requirements in the open market. 

97 However, if landlords are not prepared to accept households in receipt of housing benefit, where will 

these households have their housing needs addressed? Social housing has limited supply. 

Homelessness presentations may increase and overcrowding might rise. The percentage of disposable 

income paid to rent may rise in households seeking housing in the private sector.  

98 In summary: 

 Changes to the local housing allowance outlined in the June 2010 budget may have considerable 
impact on the social and private rented sectors. 
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 Potentially, there could be reduced household formation rates which may reduce the number of 
households seeking affordable housing.  However, some changes in the LHA may also see 
formation rates rise.  

 The supply of private rented dwellings may change significantly, especially for households on lower 
incomes.  

 Where landlords accept lower rents then many households may move from more expensive areas. 

 The total number of housing benefit claimants in the private rented sector is unlikely to fall, but 
their locations will change to lower priced areas. 

 Alternatively, where landlords do not accept the lower rents more properties may return to ‘pure’ 
market housing. 

 Local authorities may be pressed to find housing solutions for increasing demand from households 
who cannot resolve their own needs - homelessness presentations and overcrowding may also rise 
further. 

Further Changes Announced in October 2010 

Capping of Total Benefit Payments per Household 

99 Additional changes to the benefit system which will impact upon the receipt of housing benefit were 

announced in October 2010.  These will see the total level of benefit received by any household capped 

at £500 per week.  The amount of housing benefit any household can receive will be assessed after any 

Jobseekers Allowance, Income Support, Council Tax Benefit, Child Tax Credit and Child Benefit have 

been deducted.  For larger benefit dependent households the cap may severely restrict their housing 

options as the  housing benefit received will not cover the typical rent on a larger private rented 

dwelling. 

Extending the Limit for a Single Person Receiving a Bedsit Allowance to 35 Years of Age 

100 Currently, any single person aged 24 years or younger is entitled to only the bedsit LHA, rather than 

allowance for a self-contained dwelling.   In October 2010 it was announced that this would be 

extended to any single person aged 34 years or younger.   

101 The bedsit allowance will enable the single person only to receive a share of a dwelling.  Therefore, a 

major impact of this change is likely to be a rise in the demand for shared accommodation within 

HMOs.  More single persons will be forced to share accommodation for longer and this is likely to see 

more of the existing housing stock turned over to HMOs.  

Priority Need Homeless No Longer Able to Refuse Private Sector Housing  

102 Whilst local authorities can currently offer homeless people (who they have a duty to house under Part 

7 of the Housing Act 1996) private sector accommodation, the applicant can refuse this offer.  Under 

new proposals, priority need households will no longer be able to refuse the offer of a private sector 

dwelling.  

103 The main aim of this proposal is to reduce the pressures on the social housing stock as most priority 

need is currently met in social rent.  However, the indirect result of the change is that there will be 
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further demands placed upon the private rented sector as Councils increasingly seek to house their 

priority need households outside the social rented sector.  


