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• Do we really need 300,000 new homes a 
year?

• Will building more homes make housing 
affordable?

• Do we need to find more land for 
housing?

• Are communities wrong to resist new 
development?



Do we really need 300,000 new homes a year?



Where do housing 
targets come from? 

“To determine the minimum number 
of homes needed, strategic policies 
should be informed by a local housing 
need assessment, conducted using 
the standard method in national 
planning guidance” (NPPF, 2018: para. 
60)

A standard method of assessing 
housing need consists of three 
components - a demographic 
baseline, market signals (the price of 
homes), and a cap to limit any 
increase



Evidenced-based 
policy?

In 2019 government instructed 
English planning authorities to 
disregard the most recent figures 
on household formation when 
assessing housing need

Office for National Statistics 
projections based on 2016 figures 
produced aggregated housing 
targets significantly lower than the 
300,000 new homes per year 
demanded by government (ONS, 
2018). 



Not the number we first thought 
of

• Meant that English 
planning 
authorities were 
required to allocate 
land for at least 
50,000 more 
households a year 
than now were 
predicted (MHCLG, 
2019) 



What are 
household 
projections?

The projections show:

1) how many additional households 
would form if the population of 
England keeps growing as it did 
between 2011 and 2016 

2) and keeps forming households as it did 
between 2001 and 2011

• “Future demographic behaviour is 
inherently uncertain, meaning that any 
set of projections will almost inevitably 
be proved wrong to some extent, when 
treated as a forecast or prediction of 
future numbers of households”

• ONS (2018) Methodology used to produce 
household projections for England: 2016-
based



Is it need or 
demand?

• Household projections 
presume one house per 
household

• Great when we were 
building council housing

• Not so hot when housing is 
distributed by ability to pay 

• And there is global demand 
for housing as an 
investment asset



No such thing as 
objective

• Was called Objectively Assessed 
Housing Need

• Now ‘Local Housing Need’

• Is neither objective nor local 

• And not need but demand



Will building more homes bring down 
prices?



Numbers fetish

• New housebuilding is only 1% 
of housing 

• Unprecedented rates of 
housebuilding required to 
have any effect on prices

• It would take ten years for any 
effect on prices to be felt 

• And then they would just rise 
slower and only 5000 
households would be “priced 
in” to the market each year



Supply and 
demand?

• Housing is really 3 
separate markets
• Housing as home
• Housing as 

investment
• Housing as Land

• And demand is 
influenced by credit 
availability, interest 
rates, investment 
yield, taxation





End of social housing?



What is affordable?

• Affordability defined by 
prices rather than 
income

• Includes discounted 
sale, Help to Buy, 
shared ownership, rent 
to buy, or “affordable 
rent”

• Nearly half provided by 
S106 contributions

NPPF 2018



Grayston, R. (2017) Slipping through the loophole 

How viability assessments are reducing affordable housing 
supply in England. London. Shelter



Losing ground



Do we need to find more land for housing?



Enough already

• We have enough spare 
bedrooms to allow every 
family with children and 
every childless couple to 
have a spare bedroom, with 
many more left spare after 
that.

• Everyone in Britain could be 
rehoused within the existing 
stock

Danny Dorling (2015)



Permission 
granted

• 321,000 homes were 
approved to be built in 2017, 

• Joining a backlog of 851,000
permissioned homes

• Only 164,000 homes were 
built in 2017 

• Between 30% - 50% of homes 
with permission never get 
built

Lichfields 2016; TCPA 2018



Land value uplift

• Average agricultural land 
value in England £21,000 
per hectare 

• Post planning permission 
residential land value 
estimates, per hectare 
£1,958,000 ( or including 
London £6,017,000) 

(DCLG 2014)



Ground-
rent day

• Housing supply determined by 
the pursuit of increased ground 
rent by land owners and house-
builders 

• Landowners and site promoters 
profit from land-value uplift 
created by planning permission

• Volume house-builders operate 
across both land and housing 
markets

• Slow build-out rates maintain 
prices



Rewarded in 
land

• National planning policy provides 
incentives to reduce supply in 
order to get more valuable land 
allocated for housing

• Landowners and developers 
‘game’ the system by restricting 
supply to gain access to wider 
range of land values

• Policies on conservation and 
heritage come second to the 
mantra of housing numbers



Are communities wrong to resist 
new development?


