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1.0 Introduction 
1.1 In 2023 Lichfields was appointed by North East Lincolnshire Council [the Council] to 

undertake a Housing and Economic Development Needs Assessment [HEDNA] for the 

Borough1. The overarching objective of the study was to provide the housing and economic 

needs evidence base to support policy development as the Council prepared its new Local 

Plan.  Published in August 2023, the HEDNA established the policy, and socio-economic 

context for the Borough; examined housing market signals and identified the overall 

housing need for the Borough (by type, size and tenure), before assessing the area’s 

employment land needs. 

1.2 A subsequent Update2 to the 2023 HEDNA was issued in November 2025 to ensure that the 

Council’s housing and economic evidence was fully aligned with the requirements of the 

NPPF24 and accompanying PPG, as well as taking into account the implications of the new 

Greater Lincolnshire Combined Authority [GLCCA], of which North East Lincolnshire 

Council is one of the three constituent Councils alongside Lincolnshire County and North 

Lincolnshire District. 

1.3 The Council used the 2025 HEDNA to inform its Regulation 18 North East Lincolnshire 

Draft Local Plan: Preferred housing and employment site options, which was published for 

consultation on 8th December 2025. 

1.4 Since that time the Council has been working on updates to its Housing Register, whilst 

new data sources have been issued including the Office for National Statistics’ [ONS’s] 

latest Mid-Year Population Estimates [MYPE] for 2024, the 2022-based Sub-National 

Household Projections [SNHP] as well as new data on affordability ratios and dwelling 

stock estimates, which have resulted in a modest change in the Borough’s Local Housing 

Need (as calculated using the Government’s Standard Methodology), which has decreased 
from 622 dwellings per annum [dpa] in November 2025, to 617 dpa at May 2026. 

1.5 This report therefore represents a Partial Update to the 2025 version of the North East 

Lincolnshire HEDNA, focussing explicitly on the implications of the new demographic data 

that has been released, the new Housing Register data, the implications of the lower LHN 

on housing need (by size and type) and what this means for the Council’s employment land 
target.  As it only represents a Partial Update, it should be read alongside the November 

2025 document. 

Study Scope 

1.6 The Council intends to issue its Regulation 19 Local Plan for consultation in late 

summer/early autumn 2026 and requires the housing and employment evidence base that 

will inform its key strategic policies to be as up to date as possible at that time. 

1.7 Based on the latest demographic data, Housing Register and new LHN, this report updates 

the following sections of the 2025 HEDNA: 

• Section 6.0, Local Housing Need, as far as it relates to the new Standard Methodology 

figure, and using the latest population/household projections and economic growth 

projection; 

1 Lichfields (August 2023): North East Lincolnshire Housing and Economic Development Needs Assessment 
2 Lichfields (November 2025): North East Lincolnshire Housing and Economic Development Needs Assessment Update 
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• Section 7.0, Affordable Housing Needs; 

• Section 9.0, Type, Tenure and Size of Housing, revisiting both the overall need for 

certain sizes of property (both market and affordable) as well as updating DDA M2 

needs; and, 

• Section 13, providing an updated commentary on the implications for the employment 

land requirement as it relates to the new standard method housing figure and the new 

economic growth projection. 
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2.0 Local Housing Need 

Introduction 

2.1 To determine the minimum number of homes needed in an area, strategic policies should 

be informed by a LHN assessment, conducted using the standard method as set out in the 

PPG. This section reports the findings of this updated LHN assessment for North East 

Lincolnshire Borough. 

Methodology 

Approach to defining the overall Local Housing Need 

2.2 This study applies the Government’s standard method to derive an overall local housing 

need for the Borough. The previous HEDNA Update reported an LHN based on the new 

Standard Methodology [SM3] of 622 dpa for North East Lincolnshire Borough 

(considerably higher than the previous SM2 demographic-based figure of 203 dpa, and also 

above the current Local Plan figure of 512 dpa). 

2.3 The 2025 HEDNA concluded that the 622 dpa SM3 figure would exceed the level of growth 

under all of the demographic-led scenarios using the most recent 2022-based SNPP and its 

variants; it would also be able to sustain a level of job growth in excess of even the most 

optimistic job forecast of +5,375 over the next 18 years; and Council Officers reported that 

there was no unmet housing need from neighbouring areas that should be met in North 

East Lincolnshire. On this basis, it was concluded that the LHN generated by the 

Government’s SM3 of 622 dpa was appropriate for North East Lincolnshire 

moving forward. 

2.4 New data is now available regarding the Borough’s housing stock and workplace-based, 

median affordability ratio. The new SM3 figure as of June 2026 has been generated as 

follows: 

• North East Lincolnshire’s housing stock was 75,954 in 2025. The baseline is calculated 

as 0.8% of 75,954, therefore the housing stock baseline figure is 608 per year. 

• The affordability uplift equates to 2.28%, based on a 5-year average median workplace-

based affordability ratio of 5.120 between 2021 and 2025, calculated as follows: 

(a) Average Median local workplace-based affordability ratio3 (2021-2025) = 5.120 

(b) deduct 5 = 0.120 

(c) divide by 5 = 0.024 

(d) multiply by 0.95 = 0.0228 (or 2.28%). 

2.5 Applying the 2.28% uplift to the stock baseline of 608 per annum equates to 621 dpa. 

2.6 The starting point for assessing local housing need [LHN] in North East 

Lincolnshire is therefore 621 dpa, hence a reduction of just 1 dpa since the 

2025 HEDNA was produced. This is used as the minimum LHN starting point 

for the remainder of this Partial Update. 

3 ONS (2026): Ratio of median house price to median gross annual workplace-based earnings by local authority district, England 
and Wales, 1997 to 2025 
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Consideration of a different figure to the LHN generated by the 

Standard Method 

2.7 The NPPF24 is clear that to determine the minimum number of homes needed, strategic 

policies should be informed by an LHN assessment using the standard method in the PPG.  

As set out in LHN methodology above, the requirement could also be increased to reflect 

growth ambitions or additional need that cannot be met within neighbouring areas. 

2.8 The PPG states that calculating housing need is a separate process from establishing a 

housing requirement figure, which factors in policy considerations and constraints4. These 

are outside the scope of a HEDNA and are for the Council to consider as part of its plan-

making process. 

2.9 The latest version of the NPPF24 is also clear that when planning for housing and 

employment land, the approach should be an integrated one which seeks “to address 

potential barriers to investment, such as inadequate infrastructure, services or housing, 

or a poor environment” [paragraph 86d]. 

2.10 The PPG also provides guidance on how the housing needs of particular groups relate to the 

overall housing need calculated using the standard method. It goes on to give additional 

guidance as to how the needs should be met in the future for older people, disabled people 

and planning policy for traveller sites.5 

2.11 The remainder of this chapter addresses each of the aforementioned elements in order to 

assess whether the LHN figure as calculated by the Government’s SM3 still reflects the 

Council’s growth ambitions linked to economic development or infrastructure investment, 

and if not, whether this could justify uplifting the LHN figure generated by the standard 

method. 

Future Housing Scenarios 

2.12 The 2025 HEDNA modelled a number of scenarios to test whether any adjustment is 

required which deviates from the locally assessed need identified by SM3. 

2.13 The scenarios demonstrated the extent to which the population of the Borough could 

change over the Plan period and how this change would be translated into households, 

dwellings, numbers of economically active residents and the number of jobs that might be 

supported by the local population. 

2.14 The number of households was translated into dwelling needs through the application of an 

assumption about the proportion of vacant properties/second homes that are currently 

recorded in the Borough. 

2.15 Although the 2022-based SNPP which underpinned the previous analysis remains 

unchanged, we have incorporated new headship rates from the equivalent 2022-

based SNHP (the 2018-based projections were used previously); data from the 2024 

4“When preparing strategic policies, it may be concluded that insufficient sites / broad locations have been identified to meet 
objectively assessed needs, including the identified local housing need.  In the first instance, strategic policy-making authorities will 
need to revisit their assessment...If insufficient land remains, then it will be necessary to investigate how this shortfall can best be 
planned for.  If there is clear evidence that strategic policies cannot meet the needs of the area, factoring in the constraints, it will 
be important to establish how needs might be met in adjoining areas through the process of preparing statements of common 
ground, and in accordance with the duty to cooperate. If following this, needs cannot be met then the plan-making authority will 
have to demonstrate the reasons why as part of the plan examination”. PPG ID: 3-025-20190722 
5 PPG: ID: 67-001-20190722 
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MYPE; and the Local Plan SM3 need (down slightly from 622 dpa to 621 dpa).  At the time 

of writing, no new data is available regarding the Council’s past housing delivery (which ran 

to 2024/25 in the HEDNA Update). 

Assumptions used in the Modelling 

2.16 Lichfields has again modelled each of these scenarios using industry standard PopGroup 

demographic modelling software.  To determine the scale of housing required to support a 

given level of jobs growth, some assumptions must be made about future economic activity, 

unemployment and commuting. These assumptions have been modelled as follows: 

• Unemployment – model-based estimates for unemployment for North East 

Lincolnshire have been obtained from ONS. This shows that the Borough’s 

unemployment rate averaged 4.5% in between April 2025 and March 2026, which is an 

increase from the three previous years but still lower than levels seen during and pre-

Covid-19.  Unemployment has been held constant at this rate thereafter. 

• Economic Activity Rates – these rates are applied to the overall population (by five-

year age cohort) to determine how many people are active in the labour market (‘active’ 

being either in employment or unemployed and available for work).  To project 

economic activity rates, the modelling uses labour market participation rates published 

by the Office for Budget Responsibility [OBR] in September 2025, updating the 2018 

projections used in the previous 2025 HEDNA).  These are applied to the economic 

activity rates by sex and age for 2024 derived from the 2024 ONS MYPE and APS, and 

provide long-term projections at the national level by sex and age, and the trends can be 

applied to local authority areas to provide local projections. 

• Labour Force Ratio – this comprises the ratio of the number of residents who are 

economically active in an area to the number of jobs in that area.  It therefore implicitly 

captures both commuting patterns and ‘double-jobbing’ (where one person may occupy 
more than one job). Applying the economic activity rates to the base population in 

2025 gives an estimate of the total labour force as at 2025, less unemployed workers.  

This is then compared with the total number of jobs (as given by Experian in its June 

2025 projection) to create the labour force ratio (of 0.966) which is held constant across 

the period. 

• Other assumptions – inputs related to births, deaths, migration and household 

formation are the same as those applied in the demographic scenarios i.e. are taken 

from the 2022-based SNPP and 2022-SNHP. The modelling constrains/inflates 

migration to a level, which taking account of the profile of migrants moving in and out 

(plus natural change), produces a labour force sufficient to support forecast job growth, 

taking account of the ratio of labour to jobs. 

Sensitivities – Assumptions and Approach 

2.17 The following sensitivities have been considered. The starting point remains the baseline 

standard methodology scenario (A), with various data variables and assumptions applied 

for each of the subsequent scenarios for the Local Plan period 2025 to 2043 as follows: 

• Scenario A: Standard Method – based on the Government’s LHN methodology as 

of May 2026 (621 dpa), using the 2022-based SNPP (the ONS’s preferred Migration 

category variant edition) and 2022-based SNHP for household formation rates; 
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• Scenario B: 2022-based SNPP – a scenario utilising the 2022-based SNPP6 and 

headship rates from the equivalent 2022-based SNHP, alongside the following variants: 

- Scenario B1: 2022-based SNPP 5-year migration variant; 

- Scenario B2: 2022-based SNPP 10-year migration variant; 

- Scenario B3: 2022-based SNPP High International migration variant; 

- Scenario B4: 2022-based SNPP Low International migration variant; 

- Scenario B5: 2022-based SNPP Zero net migration variant; 

• Scenario C: 2022-based SNPP 2024 MYE adjust – a scenario applying the same 

assumptions as Scenario B but utilising the latest 2024 MYE data for the Borough to 

adjust the starting point to the latest population position; 

• Scenario D: Experian Baseline June 2025 – this considers the implications of 

achieving the net job growth set out in the Experian baseline forecasts (+4,600 net 

workforce jobs over the period 2025 to 2043); 

• Scenario E: Economic Growth – this considers the implications of achieving the 

higher level of net job growth to support the Council’s economic objectives and key 
infrastructure projects (c. 6,525 net workforce jobs over the period 2025 to 2043). 

• Scenario F: Local Plan SM3 Housing Need – based on the current North East 

Lincolnshire Borough-wide housing need of 512 dpa as set out in the adopted Local 

Plan (2018); 

• Scenario G: Past Housing delivery – at 375 dpa – the Borough’s average annual 

net delivery since the start of the adopted Local Plan period. 

Modelling Results 

2.18 The scenarios use components of population change (births, deaths and migration) to 

project how the future population, household composition and consequent need for 

housing will support future employment growth. The headline results for each scenario are 

outlined below. 

Scenario A: SM3 621 dpa 

2.19 As of May 2026, the Standard Methodology figure for North East Lincolnshire Borough 

equates to 621 dpa. 

2.20 Incorporating elements of the 2022-based SNPP, this would equate to a net increase of 

11,111 residents, 10,710 households and 7,974 jobs over the 18-year period 2025-2043. 

6 As per the recommendations made by ONS, we have used the migration category variant projection in the absence of any 
principal projection. This is in line with ONS’s advice to use the corresponding migration category variant for the UK in its National 
population projections: 2022-based bulletin. ONS recommends using this variant as it better reflects the international migration 
patterns, as published in ONS’s Long-term international migration, provisional: year ending December 2024 bulletin. 
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2.23 The variant projections enable us to explore a range of possibilities and the effects of 

changing the underlying assumptions on population and household projections at national 

and local levels. The 2022-based SNPP variants include five different levels of migration: 

1 a high international migration variant: assume higher levels of net international 

migration to England as a whole, but the proportional distribution at local authority 

level remains the same; 

2 a low international migration variant: as above, but with the assumption that 

lower levels of net international migration to England as a whole are experienced.  the 

result is that all areas see correspondingly lower population totals, with areas that have 

high levels of international migration in the principal projection (especially parts of 

London) seeing the greatest difference; 

3 a 5-year migration variant: this works on the basis that all migration trends 

(internal, cross-border and international) are based on 5-years of data. 

4 a 10-year migration variant: this works on the basis that all migration trends 

(internal, cross-border and international) are based on 10-years of data. 

5 A net zero migration variant: this variant assumes zero net migration into/out of 

the Borough. 

2.24 The resultant population projections are illustrated in Figure 2.1 below (for the full period 

of the projections 2022-2047). They indicate that the principal projection sits towards the 

middle of the range, with the high international migration scenario projection representing 

a significant upturn in the local population of 3,371 between 2025 and 2043, in stark 

contrast with a consistent fall for each of the other four variant scenarios, from -1,483 (5-

year migration), to -11,244 (net zero migration variant). 

Figure 2.1 Variant population projections showing a range of future demographic scenarios for NE Lincolnshire, 2022-2047 

Source: Lichfields / ONS 2022-based SNPP Variants 
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industry, transport and power throughout the Humber region9. This is still progressing 

and is shortlisted for HAR2: +150 jobs; 

• Cranswick Country Foods (poultry processing and supply). The major 

food producer is scoping out the potential for developing a 25,000 sqm processing 

plant at the Europarc site which could bring a further 1,400 jobs to the area; 

• RWE Stallingborough CCGT CCP a new gas-fired power station with carbon 

capture technology. This will produce up to 800MW of decarbonised, secure, flexible 

energy – enough to potentially power 1 million homes, and 2Mt/year of CO2 capture, 

and potential to support at least 100 high quality, long term operational jobs and 

thousands of jobs during construction and the supply chain. Working towards 

obtaining Development Consent Order and construction to align with grid connection 

2035: +100 jobs; 

• Velocys/Altalto – Planning permission granted in 2020 for a waste to jet fuel facility. 

£500m investment, FID expected 2027 with a 3-year construction timeline. 50-100 

jobs once fully operational: +75 jobs assumed. 

• TOTAL: +1,925 jobs10 

2.35 In addition to these specific projects, the area benefits from the Humber Freeport status 

across all four Humber local authority areas, including at the South Humber Industrial 

Investment Project [SHIIP] site between Grimsby and Immingham. 

“It should bring a huge economic boost to the region, with up to 7,000 jobs forecast as 

major manufacturing is attracted by key incentives.  This includes a “unique approach” on 

planning, infrastructure, cheaper customs, favourable tariffs and lower taxes”11. 

2.36 As part of the Humber Zone bid, significant seed capital resources have been set aside to 

ensure its successful delivery including additional infrastructure funding, whilst carbon 

capture and green energy projects will link with and sustain existing industries to support 

their low carbon drive. 

2.37 In addition, Grimsby was a trailblazer for the Government’s Town Fund initiative, having 

signed the Greater Grimsby Town Deal in 2018. The Towns Fund is designed to see 

targeted investment into areas that will help to get towns around the country back onto a 

‘level playing field’ – providing a springboard for private investment and growth. 

2.38 In March 2021 Government announced a funding offer to Grimsby of £20.9 million of 

Towns Fund to deliver 6 projects set out in the TIP, with the expectation that this funding 

will deliver transformational economic, social and cultural benefits for the town12. 

2.39 The six projects approved for funding were taken from an overarching Grimsby Town 

Centre Masterplan and will take an in-depth look at what is required to reshape the town 

centre and considers the work already taking place at St James’ Square and Garth Lane13. 

This is linked to housing funding and includes the next phase of development of Garth 

Lane, which will see the creation of a major new waterfront residential community. 

9 Uniper and Shell award contracts on the Humber H2ub project 
10 Note that the 2024 HEDNA included the Gigastack (green hydrogen) site, which has now been cancelled; the Immingham Green 
Energy Terminal Hydrogen production which is now on hold; the RWE Grimsby Wind Farm Hub which has recently been 
constructed and is opening later this month; and the Hornsea Wind Energy and Orsted Wind Energy Project have all been removed 
11 https://www.nelincs.gov.uk/multi-million-pound-landmark-boost-for-north-east-lincolnshire/ 
12 https://www.nelincs.gov.uk/business-and-investment/town-
deal/#:~:text=In%20March%202021%20Government%20announced,cultural%20benefits%20for%20the%20town 
13 https://www.nelincs.gov.uk/multi-million-pound-landmark-boost-for-north-east-lincolnshire/ 
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Emerging Housing Need 

2.46 As summarised in detail above, the standard method figure of 621 dpa is a minimum and 

should not be taken forward without question.  However, the PPG states that authorities 

should consider the merits of planning for higher growth, such as to reflect economic 

growth ambitions, or provision for neighbouring areas. 14 

2.47 These considerations are discussed further below. 

Economic Growth Strategies 

2.48 There is a clear risk that where the labour force supply is less than the projected job growth, 

this could result in unsustainable commuting patterns and reduce the resilience of local 

businesses, resulting in a barrier to investment.  This sub-section explores whether, in light 

of likely future job growth, there is likely to be a knock-on increase in the housing need for 

the Borough (above that indicated by the stock-based figure generated by SM3). 

2.49 Ensuring a sufficient supply of homes within easy access of employment opportunities 

represents a central facet of an efficiently functioning economy and can help to minimise 

housing market pressures and unsustainable levels of commuting (and therefore congestion 

and carbon emissions).  If the objective of employment growth is to be realised, then it will 

generally need to be supported by an adequate supply of suitable housing. 

2.50 The Council’s Local Plan (adopted 2018) seeks to achieve sustainable growth that 

maximises the potential of economic activity in key sectors.  Business as usual is not 

appropriate as there is a clear need for change.  

2.51 The vision within the adopted Local Plan sets out the aspiration for the Borough.  As 

already discussed, it identifies the importance of growth in key sectors such as food, energy, 

chemicals, ports and logistics, as well as a strong tourism and leisure offer. To facilitate 

this, it acknowledges the need to address housing need and sustainable economic growth. 

2.52 This is reinforced by Strategic Objective 1 which seeks to meet development needs and 

facilitate economic development by supporting population growth, retaining working age 

population and providing for a generally ageing population.  Critical success factors will be 

for the Borough to have delivered a minimum of 8,800 new jobs and at least 9,742 new 

homes between 2013/14 and 2031/2032 (19 years).  The housing requirement set out in 

Policy 2 is stepped as follows: 

a 2013/14 to 2017/18 - 397 dpa; 

b 2018/19 to 2022/23 - 488 dpa; 

c 2023/24 to 2027/28 - 649 dpa; 

d 2028/29 to 2031/32 - 518 dpa. 

2.53 Neither the ambitious employment or housing requirements are currently on track to be 

achieved.  According to Experian, between 2014 and 2024, the number of workforce jobs 

based in North East Lincolnshire grew by just 600 jobs, whilst over the past 11 years 

average housing delivery has averaged 375 dpa (net). 

2.54 In this context, it is an important part of responding to both the NPPF24 and the PPG that 

the Local Plan should consider the extent to which the SM3 estimate of LHN is consistent 

14 2a-040-20241212 
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with the economic success of the Borough and the wider area.  In particular, this will need 

to consider whether ‘actual housing need’ should be higher in response to the economic 

opportunities of the area. 

2.55 As set out above, the modelling indicates that an LHN in line with the SM3 figure of 621 

dpa for North East Lincolnshire could result in a net growth of 7,974 jobs over the next 18 

years, which is well above the level of growth projected by the Experian June 2025 (+4,600 

jobs) and even the Economic Growth (+6,525) job growth forecasts, which would sustain 

between 468 dpa and 559 dpa.  On the basis that the Council decides to pursue a higher 

level of job growth and the additional employment land that this could require, then the 

SM3 figure of 621 dpa would still be capable of supporting sufficient economic growth in 

line with either current forecasts, investment opportunities or the current objectives of the 

adopted Local Plan (2018). 

2.56 Therefore, the minimum 621 dpa LHN as generated by SM3 could sustain a 

level of jobs growth above even the Experian Economic Growth forecast of 

+6,525 and the employment land allocations this could sustain.  It is 

considered that no further uplift to the SM3 figure would be necessary to align 

with economic growth objectives 

Unmet Need from Elsewhere 

2.57 As set out in Section 4.0, Officers have confirmed that there is no unmet housing need from 

neighbouring areas that should be met in North East Lincolnshire.  There is an agreement 

in place that they are all meeting their own needs in their own boundaries as set out in the 

corresponding Duty to Co-operate statements. 

Conclusions on North East Lincolnshire Borough’s LHN 

2.58 The LHN for North East Lincolnshire Borough, as calculated using the Government’s SM3, 

is 621 dpa, which represents a substantial uplift on the SM2 housing need figure of 203 dpa 

reported in the original 2023 HEDNA due to a move away from a demographic-led 

projection to a stock-based one. The PPG sets out that there is an expectation that the 

standard method will be used and that any other method will be accepted in exceptional 

circumstances only. 

2.59 However, the standard method generates a minimum annual housing need figure.  It does 

not produce a housing requirement, which is for the Council to identify and robustly justify 

in its Local Plan.  This HEDNA Update has provided an overview of the evidence needed for 

the Council to determine whether it would be appropriate for it to deviate from the 621 dpa 

LHN figure. 

2.60 The PPG states that the standard method should be used to assess housing needs. 

However, it recognises that there are some specific circumstances in which an alternative 

approach could be justified, although the examples referred to in the PPG relate to 

circumstances that would not apply to North East Lincolnshire Borough, i.e. National 

Parks.15 

2.61 The NPPF explains that the housing requirement may be higher than the identified housing 

need, and authorities should consider the merits of planning for higher growth if, for 

example, this would seek to reflect economic growth aspirations or if the LPA is taking on 

board unmet need from neighbouring areas. 

15 2a-014-20241212 
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2.62 The analysis summarised in this section indicates that the SM3 figure of 621 dpa would 

exceed the level of growth under all of the demographic-led scenarios using the most recent 

2022-based SNPP and its variants; it would also be able to sustain a level of job growth in 

excess of even the most optimistic job forecast of +6,525 over the next 18 years; and Council 

Officers reported that there is no unmet housing need from neighbouring areas that should 

be met in North East Lincolnshire. 

2.63 On this basis, it is concluded that the LHN generated by the Government’s SM3 

of 621 dpa would be appropriate for North East Lincolnshire moving forward. 

2.64 Furthermore, the PPG suggests an increase in the total housing figures included in a Local 

Plan may need to be considered by the Council where it could help deliver the required 

number of affordable homes.  It is for the Council to consider the evidence contained in this 

HEDNA Update when identifying a housing requirement which would support the strategy 

underpinning the emerging plan and whether an uplift beyond even the SM3 is appropriate.  

An analysis of the Borough’s affordable housing need and its implications for the LHN are 
set out in detail in Section 3.0 

Pg 17 













     

 

  
 

  

  

  

    

    

  

  

 

      

     

     

        

   

     

  

   

  

      

   

  

   

    

  

  

  

      

       

      

     

  

  

  

 

 

   

      

   

 

 
 

  

  

   

North East Lincolnshire : Housing and Economic Development Needs Partial Update 

3.21 Furthermore, Halifax released a press release in February 2025 regarding the recovery of 

the first-time buyers’ market19. It stated that: 

“In 2024, the average cost of a first-time buyer home was £311,034 (up +8% vs 2023), 

with deposits averaging 20% of the purchase price. This means a typical new 

buyer is putting down a deposit of £61,090, around £7,500 (+14%) more than in 2023.” 

3.22 This suggests that the average deposit placed by a first-time buyer has gradually crept up in 

recent years and is likely to sit somewhere between 15% and 20%, no doubt in response to 

the ever-increasing growth in house prices.  

3.23 For the purposes of this modelling exercise, and to ensure the findings are as 

robust as possible to reflect the fact that finding a 20% deposit remains highly 

challenging for most first time buyers without external assistance (such as the 

bank of Mum and Dad), we have retained the 15% deposit assumption. 

3.24 As for the loan to income multiple, most lenders typically allow households to borrow 

between 4 to 4.5 times their household income for a mortgage, although they may be 

eligible for a smaller or larger mortgage than this. There are examples, however, of the loan 

to income multiple increasing from this range. 

3.25 To take a high-profile example, in August 2024, Lloyds Banking Group launched a new 

proposition called First-time Buyer Boost. This enhanced the maximum loan to income 

multiple to 5.5 times for eligible first-time buyers who take out a mortgage with Halifax or 

Lloyds Bank with a loan-to-value of 90% or less.  Previously, the maximum amount Lloyds 

Banking Group lent to these customers was 4.49 times their income. First-time Buyer 

Boost enables them to lend eligible customers up to 22% more20. Another example is 

Nationwide, which stated in September 2024 that new borrowers could request a mortgage 

up to six times their income with a 5% deposit, although this would only be available for 

those taking out a five or 10-year fixed-rate deal21. 

3.26 On balance, and given that for now the higher income multiples remain the 

exception rather than the rule, we have retained our 2025 HEDNA Update 

assumption that households can borrow between 4x and 4.5x their annual 

income when buying housing, with a 15% deposit secured. 

3.27 In respect of renting, there is no official, or definitive, threshold for how much a household 

can spend on rent before it is unaffordable.  The former SHMA Guidance (2007) set out 

that a household can be considered able to afford renting on the private market in cases 

where the rent payable was up to 25% of their gross household income. 

3.28 However, there is more up to date evidence which suggests that the proportion of gross 

household income spend on rent may be higher than 25%. 

3.29 For example, data released more recently estimates that nationally, private renters spent 

32.3% of their income on rent (inclusive of housing support), higher than the proportion 

spent by social renters (26.5%) and higher than mortgagors paid for their mortgage 

19 www.lloydsbankinggroup.com/assets/pdfs/media/press-releases/2025-press-releases/halifax/250214-halifax-first-time-buyer-
market-rebounds.pdf 
20 https://www.lloydsbankinggroup.com/insights/giving-first-time-buyers-a-boost.html 
21 https://www.bbc.co.uk/news/articles/c5y947573k5o 
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North East Lincolnshire : Housing and Economic Development Needs Partial Update 

newly-forming households must be considered foremost, as it is these households that will 

most likely fall into housing need if their housing requirements are not met in the market. 

Stage 1: Current Housing Need 

3.33 The first stage of the assessment considers current affordable housing need, also referred to 

as the ‘backlog’ (those needs which exist, and are unmet, now). The PPG is clear that an 

estimate should be made of the number of households who lack their own housing or who 

cannot afford to meet their housing needs, in the open market. The PPG24 provides an 

indication of the types of housing that should be considered unsuitable which are set out 

below: 

• The number of homeless households; 

• The number of those in priority need who are currently housed in temporary 

accommodation; 

• The number of households in over-crowded housing; 

• The number of concealed households; 

• The number of existing affordable housing tenants in need (i.e., householders currently 

housed in unsuitable dwellings); and, 

• The number of households from other tenures in need and those that cannot afford 

their own homes, either to rent, or to own, where that is their aspiration. 

3.34 Although potentially not including all households in need of housing, the housing waiting 

list is the starting point for estimating what the need and demand for affordable housing is. 

If all households on the waiting list and in priority need were accommodated, it would be 

reasonable to assume that all demand for affordable housing would be met, even if there 

remain households in need which are not reflected in the housing waiting list. 

3.35 Therefore, it is considered that the components of affordable housing need including those 

in need and within a reasonable preference group for affordable housing (e.g. homeless 

households and overcrowded households), currently concealed households and other 

groups in need, are represented by those identified on the waiting list as a best-case proxy. 

3.36 According to the Council there are 4,199 households on the Housing Register as of May 

2026. This represents a significant drop from the c.7,500 applicants noted in the 2025 

HEDNA and is due to a review of inactive applicants undertaken by NELC. Of this total, a 

very substantial 3,226 are identified as being ‘low priority’ for housing, leaving the 
remaining 973 as being classified as being in priority need of social housing. This is up 

from the 851 reported in the 2023 HEDNA (relating to data from February 2023) and even 

the 908 in the 2025 Update. The latest data is summarised in Table 3.8. 

3.37 Further information provided by the Council suggests that just under two thirds of all 

applications are for households wishing to live in the Grimsby/Cleethorpes Urban Area, 

followed by 25% in the Western and Southern Arc; 7% in the Rural Area and the remaining 

3% in the Estuary Zone of Immingham. 

24 ID 2a-020-20190220 
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Current Affordable Housing Stock (Steps 3.1 to 3.5) 

3.58 The PPG32 sets out the current components of housing stock used to accommodate current 

households in affordable housing need as well as future supply: 

• the number of affordable dwellings that are going to be vacated by current occupiers 

that are fit for use by other households in need; 

• Suitable surplus stock (vacant properties); 

• The committed supply of new net affordable homes at the point of the assessment 

(number and size); and, 

• Identifying units to be taken out of management (demolition or replacement). 

3.59 The PPG states that the first three components are to be added together, and the number of 

social housing units to be taken out of management deducted, to equate to the total 

affordable housing stock that is available. 

Affordable Dwellings occupied by Households in Need (Step 3.1) 

3.60 The purpose of Step 3.1 is to identify the number of affordable dwellings which become 

available but are occupied by households in housing need.  Thus, this step considers 

transfers within the affordable housing stock.  The movement of these households (within 

affordable housing) will have a nil effect overall in terms of housing need.  These 

households have already been netted off at Stage 1 of the calculation and the figure for this 

step is therefore zero. 

Surplus Stock (Step 3.2) 

3.61 A certain level of voids is normal and allow for transfers and works to properties.  The 

former SHMA Guidance (page 48) noted that a social housing vacancy rate in excess of 3% 

(and properties which are vacant for considerable periods of time), should be counted as 

surplus stock. 

3.62 An analysis has been undertaken utilising vacancy level data.  This indicates a social 

housing vacancy level of 4.7% in 202533, with 466 vacant social properties, up from 407 in 

2024. However, of the 466, some 220 are categorised as ‘Private Registered Provider 

Vacants Not Available for Lettings’, i.e. they are dwellings which are not available for 
immediate letting, often because they are awaiting essential repairs.  Such cases are 

sometimes referred to as 'non-management vacants'. 

3.63 If these are removed from the vacancy figure, it reduces down to 246 units immediately 

available.  This would equate to a vacancy rate of 2.5%, which is below the 3% rate 

recommended by the former SHMA guidance. 

3.64 Therefore, a surplus stock rate of zero has been included within the model. 

32 2a-022-20190220 
33 DLUHC Data: Table 100 (2025) and Table 615 (2025) 
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sensitivity at the end of this section albeit with the strong caveat that it is highly unlikely 

that every internal relet will involve a household moving out of the Borough. 

Estimate of Net Affordable Housing Needs 

3.74 Bringing the above elements together the analysis can calculate net affordable housing 

need.  This is done on an annual basis over the whole plan period, and as such it will be 

necessary to convert the backlog of need into an annual quota based upon the period which 

this backlog will be addressed.  It is a point for any Local Plan’s housing trajectory to set out 

how and when the backlog of affordable housing need will be delivered in the plan period.  

However, for the purposes of an LHN calculation, an average figure over the Council’s 18-

year plan period will still match the total affordable housing need over the plan period 

(even if this is addressed fully in the first 5 years). 

3.75 Table 3.17 sets out the calculation of net annual affordable housing need. 

3.76 This illustrates that net annual need based on current data over the period 2025 to 2043 

amounts to between 223 and 440 homes for affordable/social rent (depending on 

the income multiplier used).  This reflects gross household formation and therefore does 

not account for household dissolutions, with the implication that needs are likely to be 

‘worst case’ under this approach as it could include some double counting. It also assumes 

that the backlog need will be addressed in full in the first 5 years of the Plan. 

Strongest levels of affordable housing rental need are identified for Urban Area and the 

Western and Southern Arc, and the lowest in the Rural Area and particularly the Estuary 

Zone. 

3.77 If the backlog were to be removed over the full 18-year plan period (rather 

than in the first 5 years of the Plan), then the net annual affordable housing 

need would reduce to between 184 and 401 dpa. 

3.78 If the annual supply of social re-lets is increased substantially (from 478 p.a. to 543 p.a., an 

increase in supply of 64 dpa) to take into account the uncertainty regarding internal 

transfers, then the annual requirement could fall still further, to between 159 and 376 

dpa; however, as set out above, this sensitivity test is questionable as it is highly probable 

that a very significant proportion of the households in question will transfer to another 

social housing provider based in North East Lincolnshire Borough, rather than moving 

further afield (as typically the distance moved is much lower for social housing tenants than 

in the private sector). 

3.79 This compares to the 211-379 dpa identified in the 2025 HEDNA Update Report.  The latest 

figures are slightly higher, due to a combination of an increase in the number of households 

on the Housing Register in Bands 1-3; an increase in the household growth; and a reduction 

in the churn of social rented properties in the system. 
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where that is their aspiration35. This introduces a new concept whereby the need figure 

must include an indication of the number of households who can currently afford to rent 

privately, but who nevertheless aspire to own their own home (which could include 

intermediate affordable home ownership products and First Homes). 

3.81 As with the 2025 HEDNA, we therefore need to also consider households which want to 

move towards ownership tenures, but may be unable to, even if their needs are currently 

being met in the private rented sector.  These households’ needs would be met through 

affordable home ownership products, including shared ownership and other types (e.g. 

discount market).  Being a current tenant of the private rented sector does not exclude a 

household from being able to apply for shared ownership, as long as they are a first-time 

buyer or cannot afford to buy a home now (if they used to own a home). 

3.82 In the case of assessing needs of affordable homes for purchase, it is therefore necessary to 

capture households who can afford to rent in the market but are unable to afford to buy.  

This is because those unable to afford renting are captured in the assessment of affordable 

rented need, whilst those able to buy in the market without assistance are unlikely to be 

eligible for forms of affordable housing for purchase (except for First Homes). 

Figure 3.2 Income Distribution and Product Affordability in North East Lincolnshire Borough 

Source: Experian (2025).  Figures are calculated on the basis of 4.5x income multiples for home ownership and 32% of 
gross annual earnings for rentals. 

The Experian Income data for 2025 used in the 2025 HEDNA has been retained in this 

Partial Update as shown in Figure 3.2. 

35 PPG ID: 2a-020-20190220 
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3.88 This means that affordable home ownership options are needed for private rented 

households which cited affordability as a main reason for them not expecting to buy (i.e. 

those who would expect to buy if they could afford to do so). This assessment should 

therefore be regarded as a minimum, because if any private renters who do expect to buy 

need (or expect that) an affordable home ownership option will be available when they plan 

to buy, the demand for affordable ownership products will be higher. 

3.89 Having established the percentage of households falling in this ‘gap’, we need to understand 
how many households this is likely to represent over the course of the 18-year Plan period.  

For the purposes of this assessment, we have projected household growth using the SM3 

housing need of 621 dpa as modelled in Section 2.0 in PopGroup. 

3.90 The assessment of need has been restricted to under 45s on the basis that this the age most 

newly forming households form37 (and older households may have equity as well as income, 

which would affect their eligibility for affordable home ownership products).  However, it is 

entirely possible that households over the age of 44 would be eligible for (and be interested 

in purchasing) discounted market housing.  Whilst occupants of the scheme would be 

subject to income and local connection criteria, there is no proposal to specifically restrict 

occupants based solely on age, thus households over the age of 44 could potentially add 

additional demand on top of that identified in this analysis. 

3.91 With the above caveat, and when applied to the household growth from the SM3 modelling, 

this could suggest that there will be an annual pool averaging 2,232 households over 

the period 2025-2043 who can afford to rent but not buy privately (based on the 

4.5x/32% income multipliers; the figure would drop significantly, to just 517 households 

per annum if the lower multiples in Table 3.18 are applied). 

3.92 The Borough currently has some supply of shared ownership housing which is likely to be 

catering to the needs of some households which would otherwise be in the private rented 

sector (and cannot afford to buy in the open market).  The 2021 Census indicates that there 

were 358 shared ownership homes across North East Lincolnshire Borough, of which 259 

were located in the Urban Area; 8 in the Estuary Zone, 82 in the Western and Southern Arc, 

and 9 in the Rural Area. 

3.93 Considering that 358 households in the local area already live in shared ownership housing, 

the remaining households which can afford rents but unable to afford open market 

purchase (and are assumed to be currently living in private rented housing) reduces the 

annual pool from 2,232 households over 18 years, to 1,874 households. 

3.94 Of course, not every household within the private rented sector will need (or will want) to 

move into home ownership each year.  Some households may not want to move into 

ownership due to not having a secure enough job, not wanting to be in debt, the cost of 

repairs and maintenance, not wanting the commitment/preferring the flexibility of renting 

and liking their current accommodation. 

3.95 The EHS (2019/20) found that nationally, 59.5% of private renters expect to buy at some 

point in the future and 40.5% do not.  Amongst those who do not expect to buy, 68.2% cited 

37 The English Housing Survey for 2020/21 indicates that 92.9% of First Time Buyers are aged 44 and under.  Source: English 
Housing Survey, full household sample, Annex Table 1.8: Demographic and economic characteristics, recent first-time buyers, 
2020-21 
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Figure 3.3: Household income and tenure – potential further need for intermediate housing in North East Lincolnshire 
Borough for Dual Income Households: @32% / 4.5x income multipliers 

Source: Lichfields based on ONS/VOA 

First Homes 

3.128 Under the previous Conservative Government, First Homes were the preferred discounted 

market tenure and were intended to account for at least 25% of all affordable housing 

units delivered by developers through planning obligations. However, as set out above, the 

advent of the new Labour Government and the NPPF24 has reduced the prominence of 

First Homes as an affordable tenure.  Footnote 31 of the NPFP24 states that the 

requirement to deliver a minimum of 25% of affordable housing as First Homes, as set out 

in 'Affordable Homes Update' Written Ministerial Statement dated 24th May 2021, no 

longer applies. The NPPF24 does state that the delivery of First Homes can, however, 

continue where LPAs judge that they meet local need. 

3.129 As defined in the PPG43, these comprise a specific kind of discounted market sale housing, 

which should be considered to meet the definition of ‘affordable housing’ for planning 

purposes (even though technically speaking, certain high-income first-time buyers who 

would not normally be in need of affordable housing may be eligible). First Homes must be 

reduced by a minimum of 30% against the market value; are sold to a person or persons 

meeting the First Homes eligibility criteria; on their first sale, will have a restriction 

registered on the title at HM Land Registry to ensure this discount (as a percentage of 

current market value) and certain other restrictions are passed on at each subsequent title 

transfer; and, after the discount has been applied, the first sale must be at a price no higher 

than £250,000 (or £420,000 in Greater London). 

3.130 Eligibility requires purchasers to be first time buyers with a combined annual household 

income not exceeding £80,000 (or £90,000 in Greater London) in the tax year 

immediately preceding the year of purchase. A purchaser of a First Home should have a 

43 ID: 70-001-20210524 
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mortgage or home purchase plan to fund a minimum of 50% of the discounted purchase 

price. 

3.131 LPAs are encouraged to ensure that First Homes work well in their area, which may include 

requiring a higher minimum discount, lower price or income caps, or local connection/key 

worker requirements. In such circumstances, the minimum discount level should be fixed 

at either 40% or 50% below market value if the can demonstrate a need for this, and should 

not be set at any other value. LPAs are also encouraged to make the development 

requirements for First Homes clear for their area. 

3.132 Aspects of this Patial Update to the 2025 HEDNA’s evidence could be used in the future to 
consider the applicability of the appropriate discount were First Homes to be provided, 

including the scale of discount (between 30% and 50%) and the sales price cap, as well as 

other matters such as local occupancy criteria.  This is considered further below. 

3.133 Notwithstanding their reduced prominence under this Labour Government, First Homes 

are included in the definition of affordable housing going forward.  Any first-time buyer 

with an annual household income of below £80,000 (£90,000 in Greater London) could 

apply for a First Home even if they could afford to buy a suitable property on the open 

market.  This means that it is not a simple matter to set out what the potential demand is 

likely to be for First Homes in North East Lincolnshire.  In many respects, there are 

considerable similarities also with the First Homes product and more traditional 

discounted market housing for sale. 

3.134 In the absence of any data on the likely purchase price of typical First Homes in North East 

Lincolnshire, indicative monthly housing costs for First Homes have been identified using 

lower-quartile market values for LQ new build semi-detached properties at a cost of 

£188,11244, with a 30% discount and the purchaser paying a 15% deposit.  On this basis, 

minimum incomes required to afford a First Home is assumed to be between £27,982 and 

£24,873 per annum depending on whether a 4 or 4.5-times single earner/dual income 

multiplier is used. 

3.135 Lichfields has undertaken an analysis of the potential pool of households who may be 

eligible and able to purchase a First Home over the plan period 2025-2043.  This process is 

summarised in Table 3.29, with sensitives applied with a 40% and 50% discount. 

44 LQ Newly built Market Price HPSSA dataset yr/e Sept 2025 (based on semi-detached properties – no flatted development 
newbuild prices available). 
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occupiers.  Conversely, the product may be of less interest in the less affordable parts of the 

Borough, particularly in the Rural and Western and Southern arc sub-areas (noting that the 

PPG requires that minimum discounts should apply to the entire local plan area (except if 

Neighbourhood Plans are in place in certain areas) and should not be changed on a site-by-

site basis)45. 

3.139 For example, it is likely that the demand for First Homes will primarily come from 

households who are either able to afford market or shared ownership properties, rather 

than affordable rented/social rented housing. It is unlikely therefore to have an impact on 

social rented housing unless there is a very high level of discount, although it is probable 

that there will be significant overlap with over intermediate housing products to purchase. 

3.140 A key point to note for North East Lincolnshire Borough is that there is a reasonably high 

variation in house prices, with new housing attracting a higher premium than is often seen 

elsewhere.  Hence the average price of an LQ existing property in North East Lincolnshire, 

of £110,000 (as opposed to all dwellings, which is £115,000), is 57.5% the value of a new 

build LQ property (at £191,000).  This is a lower proportion than is typically seen elsewhere 

– nationally, existing LQ house prices, at £195,000, are 71% of new build LQ property 

prices (£272,995) which are attracting more of a premium46. 

3.141 This means that whilst new First Homes are likely to be affordable to some first-time buyers 

in North East Lincolnshire, the existing housing stock is already meeting much of that need.  

As shown in Figure 3.4 (which relates to a 4.5x income multiple only, as the figures only 

work at a 50% discount using the lower income multiple), First Homes with a discount of 

30% would be accessible to households with an income of over £24,873, which is above the 

£21,722 required to access LQ existing market housing. However, the required income 

level falls to £21,319 if the discount rises to 40%, and as low as £17,766 if the discount 

increases to half the market price. 

3.142 It is almost certain therefore that there will be a considerable overlap between the demand 

for intermediate (and particularly shared ownership) properties to buy and First Homes, 

with the overlap on affordable housing to rent only likely to occur if the discount is high, at 

40%+. 

45 PPG ID: 70-004-20210524 
46 ONS (2026): HPSSA dataset 16: Lower quartile price paid for administrative geographies (newly-built dwellings) year ending to 
September 2025 and ONS (2025): HPSSA dataset 17: Lower quartile price paid for administrative geographies (existing dwellings) 
year ending to September 2025 
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Figure 3.4: Estimated household income needed to afford First Homes in North East Lincolnshire Borough with a 4.5x 
income multiple 

Source: Lichfields based on VOA/ONS 

3.143 Our analysis shows that First Homes have some potential to bring new households into 

home ownership, although given the comparatively low price of existing properties, the 

level of discount would have to be at least 40%, and more probably 50%, for it to represent 

an attractive alternative to private home ownership on the open market.  Applying a 4.5x 

income multiplier, the 50% discount should be sufficient to plug this gap between 

affordable rent, intermediate properties to buy and market housing. 

3.144 However, there is likely to be considerable cross over with shared ownership products, 

depending on the value of First Homes coming onto the market over the coming years. 

3.145 It is expected that if the Council judge it is still required in the light of the new Government 

policy towards the tenure as set out in NPPF24, First Homes will be funded through a 

reduced contribution of other types of affordable housing. Despite the affordable housing 

needs assessment (earlier in this Section) identifying a very low level of need for affordable 

housing to buy, the provision of First Homes in North East Lincolnshire may bring 

additional households into ownership (due to the wide range of existing / new build house 

prices).  It would be advisable for the Council not to significantly reduce its affordable 

housing requirements in lieu of First Homes. 

3.146 In our view, the mandatory minimum 40% discount appears to be appropriate given the 

affordability of the North East Lincolnshire housing market; however, an increase to 50% 

may help plug the modest gap in affordability between intermediate housing to buy and 

affordable rent. This may present significant viability issues however. 

3.147 This should be market tested given that these still remain early days for the product and the 

market has yet to be tested in North East Lincolnshire.  As such, the Council will need to 

monitor the situation and prepare suitable policy responses, based on viability assessments, 
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to ensure that any demand can be met without harming the wider property market (for 

either market or social rented properties) and whether a further increase in the discount 

from 30% to 40%, or potentially even 50%, is appropriate and indeed viable in North East 

Lincolnshire Borough. 

Suggested Affordable Housing Split 

3.148 The NPPF states that where a need for affordable housing is identified, planning policies 

should specify the type of affordable housing required, applying the definitions of 

affordable housing set out in Annex 2 [paragraph 64].  In this regard, the latest iteration of 

the NPPF is slightly out of step with the PPG, as the latter makes no reference to ‘First 
Homes’, and instead focuses on ‘affordable home ownership’: 

“Where major development involving the provision of housing is proposed, planning 

policies and decisions should expect at least 10% of the total number of homes to be 

available for affordable home ownership, unless this would exceed the level of affordable 

housing required in the area, or significantly prejudice the ability to meet the identified 

affordable housing needs of specific groups.” 

3.149 Furthermore, the PPG states that First Homes are a “specific kind of discounted market 

sale housing” and should be considered to meet the definition of ‘affordable housing’ for 

planning purposes.  “First Homes are the government’s preferred discounted market 
tenure and should account for at least 25% of all affordable housing units delivered by 

developers through planning obligations.”47 

3.150 However, as noted above the Government has now made clear that more needs to be done 

to delivery additional homes for social rent, removing the 25% requirement on First Homes 

from the NPPF24 and clearly stipulating that LPAs should consider the particular needs of 

those who require Social Rent when undertaking needs assessments and setting policies on 

affordable housing requirements. 

3.151 There is therefore a clear expectation from Government that the delivery of social rented 

properties ought to be prioritised, although the delivery of First Homes can continue where 

LPAs judge that they meet local need [NPPF24, footnote 31]. 

3.152 In summary, our recommended split of affordable housing to rent/buy is summarised in 

Table 3.30. The Table reflects the fact that affordable and social rent are more affordable 

than intermediate homes in North East Lincolnshire Borough and that due to 

comparatively low house prices, there is a significantly greater need for social/affordable 

rented properties than shared ownership.  Given the Government’s changing policy 

parameters and guidelines that seek to promote the delivery of social rented property, and 

the limited affordability of First Homes or shared ownership properties more generally, it is 

considered that social rented properties should be prioritised in Policy. 

3.153 Clearly the situation is considerably more complicated than this; with some social products 

falling between different income thresholds if they deviate from the average.  In practice 

however, there is very limited difference between affordable rented and social rented 

properties and in any case recent structural changes at a national level – including the 

curtailing of capital/grant funding for social housing, with a move to revenue funding of 

affordable rent products through housing benefit – means there has been a move away 

from social rented towards affordable rented tenure provision in recent years.  However, 

noting the Government’s recent changes to the NPPF, the tide appears to have turned to 

47 PPG Reference ID: 70-001-20210524 
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Affordable Housing Needs – Influence on Housing Requirement 

3.159 Total affordable needs are in the range between 302 and 433 affordable homes per annum 

2025 to 2043. This is between 49% and 70% of the LHN based on the standard method 

(621 dpa). 

3.160 NPPF24 goes on to state that where major development involving the provision of housing 

is proposed, planning policies and decisions should expect that the mix of affordable 

housing required meets identified local needs, across Social Rent, other affordable housing 

for rent and affordable home ownership tenures. 

3.161 The PPG remains clear that the total affordable housing need should be considered in the 

context of its likely delivery as a proportion of mixed market and affordable housing 

developments, considering the probable percentage of affordable housing to be delivered by 

eligible market housing led developments.  In North East Lincolnshire the likely delivery is 

a maximum of 20% on major development sites, which is considerably lower than being 

able to meet affordable needs. Whilst the full affordable locally assessed need equates to 

between 302 and 433 dpa, in practice it is extremely unlikely that this level of housing 

delivery will ever be achieved in North East Lincolnshire, which has averaged just 38 dpa 

since 2013/14. 

3.162 The PPG48 suggests an increase in the total housing figures included in the plan may need to 

be considered where it could help deliver the required number of affordable homes. 

3.163 In line with the approach envisaged by the NPPF24, the affordable housing needs are an 

important component of the overall need for housing and the Council should seek to use its 

planning policy to maximise delivery of affordable housing given the scale of need 

identified. 

3.164 An additional uplift would go some way towards meeting the high level of affordable 

housing need identified for North East Lincolnshire, although it is noted that the 

recommended housing need figure of 621 dpa is already considerably greater than the 512 

dpa in the adopted Local Plan (2018). 

3.165 It is for the Council to consider the evidence contained in this HEDNA when identifying the 

housing requirement which would support the strategy underpinning the emerging plan 

and whether an uplift beyond the standard method is appropriate: 

3.166 “Where a strategic policy-making authority can show that an alternative approach 

identifies a need higher than using the standard method, and that it adequately reflects 

current and future demographic trends and market signals, the approach can be 

considered sound as it will have exceeded the minimum starting point”49. 

48 2a-024-20190220 
49 2a-015-20190220 
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4.0 Type, Tenure and Size of Housing Required 
4.1 This section sets out an appropriate mix of housing in terms of size (number of bedrooms) 

and tenure (affordable rent or intermediate), as well as how this might vary between the 

four sub-areas within the Borough. 

4.2 In addition to establishing the overall scale of housing needed, the NPPF24 requires and 

encourages plan-makers to also consider the need and demand for different types of 

housing. 

Housing Size and Type 

4.3 This section provides further context on how North East Lincolnshire’s housing market 
operates.  It demonstrates that: 

1 Locally and nationally, households tend to occupy housing which they can afford, 

rather than ‘need’, resulting in a high-level of under-occupation, particularly amongst 

older households; 

2 Older households are likely to remain in larger, family homes and less likely to move as 

they age, resulting significant under-occupation; and, 

3 Although the dominant trend is one of under-occupation, a number of households 

(including families with children) are living in overcrowded conditions in North East 

Lincolnshire because they are unable to access the larger properties that they need. 

Current Occupancy Patterns 

4.4 In the open market, households typically do not strictly occupy housing in line with their 

‘needs’, or their household size.  This is because households are free (within their financial 

means), to buy or rent property in line with what they want, rather than what they might be 

considered to ‘need’.  Households may wish to have additional space generally or for a 
specific purpose, e.g., for working from home.  Growing families may also live in housing 

with a view to having more children, or older couples may live in the family home even once 

adult children have left (often referred to as ‘empty-nesting’)50. 

4.5 Using the 2021 Census assessment of overcrowding and under-occupancy, we can 

understand the relationship between the size of a household and the number of bedrooms 

available (albeit that this does not take into account the relationships between household 

members). 

4.6 Figure 4.1 compares the profile of England’s dwelling stock and household structure.  It 
demonstrates that whilst 64% of households in England comprise of just 1 or 2 persons, just 

33.5% of dwellings have 1 or 2 bedrooms.  By contrast, 36% of dwellings house 3 or more 

people, compared to 66.5% of households with 3 or more bedrooms. 

50 For the purposes of this analysis, ‘need’ is taken to be the number of bedrooms a household would need according to ONS’ 
definition.  This takes into account the ages of the household members and their relationships to each other are used to derive 
the number of rooms/bedrooms they require, based on a standard formula 
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Lincolnshire, occupying 32.8% of 3-bedroom properties, 37.5% of 4-bedroom properties 

and 35.8% of 5+ bedroom properties.  More than a third (35.6%) of all 3-bedroom 

properties are occupied by couples or single people.  Under occupation of dwellings by older 

individuals and couples may be another indication of empty-nesting. 

Figure 4.2: Household Type by Number of Bedrooms in North East Lincolnshire (All Households) 

Source: Census (2021): TS003 – Household Composition; TS050 – Number of Bedrooms 

4.12 In a perfectly functioning ‘ideal’ market, the housing stock would be used more efficiently to 
ensure that households which under-occupy housing do not block larger households from 

accessing larger homes, leading to over-crowding.  At present, North East Lincolnshire 

experiences similar patterns as seen nationally, with the co-existence of small households 

living in large homes, and large families living in small homes.  This demonstrates why net 

growth in the number of smaller households (i.e. single and couple households) does not 

necessarily translate into a need for smaller housing units, unless (for example) there are 

specific measures targeted at encouraging downsizing and movement within the market. 

House Moves 

4.13 Having assessed how households occupy housing in the open market, it is useful to 

benchmark these findings against the characteristics of moving households to assess the 

role that different households’ play in ‘freeing up’ dwelling stock.  In an arguably ‘perfect’ 

market, older households which under-occupy housing would downsize once they no longer 

require their family homes (meaning growth in the number of small, older households 

generates a need for smaller dwellings). This would subsequently allow larger families to 

optimally utilise the larger housing stock available. 

4.14 However, as shown in Figure 4.3, the 2021 Census indicates that this is often not the case, 

with 1.4 million or 46.3% of households aged over 66 nationally having at least two spare 

bedrooms, and just 615,000 (20.5%) occupying housing in line with their ‘needs’.  This 

might relate to a lack of sufficient supply of housing products perceived to be attractive to 

those downsizing, but equally research suggests there is simply a strong preference from 

many people to remain in their existing homes. 
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Figure 4.3 Occupational patterns in England by household type 

Source: Census 2021 

4.15 Research51 by the University of York (on behalf of the Government) found that the majority 

of older households were happy with their home, regardless of the type of property, having 

invested time and resources into their home, and that any potential issues arising with size 

or accessibility were not too great to be overcome through adaptation.  Some also felt that 

moving would be stressful and overwhelming, and potentially result in the (unwanted) 

disposal of possessions.  Even so, when older households considered the type of housing 

which would be seen as ‘ideal’, a minimum of two-bedrooms was seen as essential, as well 

as sufficient living space e.g. for eating and recreation.  Depending on the layout of 

individual properties, this might therefore necessitate a minimum of three-bedrooms.  In 

addition, research by the Joseph Rowntree Foundation [JRF]52 showed that 85% of larger 

housing released by older people is released due to death, as opposed to choosing to 

downsize. 

4.16 The 2023/24 EHS further supports these findings by showing that older households are the 

least likely to move, with just 2.7% of households aged between 65 and 74 and 1.3% of 

households over the age of 75 moving in the previous 12 months.  This pattern has been 

stable at c.2% over recent years, with no indication of changes in the tendency for older 

people to choose to remain in their homes.  By comparison, younger households have a 

much higher propensity to migrate, with almost half of households aged 16-24 and almost 

19% of households age 25-34 moving each year. 

51Communities and Local Government (February 2008): Housing Choices and Aspirations of Older People, Research from the New 
Horizons Programme 
52 Supported housing for older people in the UK: An Evidence Review (December 2012) 
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Figure 4.4 Demographic characteristics of moving households 

Source: 2023/24 English Housing Survey, Table FA4121 

4.17 These patterns are reflected in the EHS data on household moves by employment status: 

only 1.7% of retired households moved in the 12 months prior to the 2023/24 Survey, 

compared to 15.6% of households where the household reference person was employed in 

full or part time work. 

4.18 In addition to the factors identified above, these patterns of households moving are also 

likely to reflect different households’ satisfaction with their housing. The 2022/23 EHS53 

also shows that households which are most satisfied with their housing are those which are: 

1 Aged 75 and over (94.9% are satisfied or very satisfied with their housing); 

2 Own outright or are buying with a mortgage (93.8%) 

3 Retired (93.8%); 

4 Have no dependent children (92.7%); and, 

5 Under-occupy housing (92.2%). 

4.19 It is evident from this analysis that older households are the most likely to: 

1 Under-occupy housing; 

2 Be the most satisfied with their housing; and as a result; and, 

3 Be relatively inactive within the housing market. 

4.20 This further highlights that older households cannot necessarily be relied upon to free up 

larger dwellings to the degree needed to meet the needs of future families. 

4.21 As set out above, however, personal preference may not be the only reason why older 

households do not seek to downsize or rightsize.  Separate research by JRF54 also 

53 Table FA5401 
54 Older People’s Housing: Choice, Quality of Life and Under-occupation (May 2012) 
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highlighted the potentially misleading nature of any discussion which assumes that older 

people are holding onto housing and stated that this narrative “ignores both the lack of 
housing choice, as well as older people’s psychological and social reasons for staying put” 

(page 4).  Indeed, the 2016 ‘Future of an Ageing Population Report’, which was prepared by 
the Government Office for Science, noted that that 58% of people over 60 were interested in 

moving but could not find suitable properties.  This conclusion is supported by the Right-

Size Report55 which undertook analysis of the delivery of older person’s accommodation 

nationally.  It found that since 2000, on average, as few as 5,500 retirement housing units 

have been built each year, despite the prominence of the ageing population. 

4.22 There is, generally, a distinct lack of data, evidence and research on the preferences and 

needs of elderly households; this makes it difficult to determine how best to meet the needs 

of an ageing population.  However, although some older households may choose to 

downsize, evidence and research overwhelmingly indicates that most older households are 

unlikely to move and (for a multitude of reasons) intend to remain in the family home.  

Even those that do look to move to a new house would not necessarily seek a very small 

property, they move to properties that are more accessible or with care facilities.  Small, 

high rise apartment schemes generally do not align with these aspirations.  Ultimately, the 

research suggests that the lack of choice for older households is a product of supply and 

demand. 

The Shift Towards Homeworking 

4.23 Another factor that will influence the current and future demand for larger homes is the 

trend towards home working. The Covid-19 pandemic had a profound impact on working 

practices and particularly the shift to homeworking.  Whilst the highest rates of home 

working experienced during the peak of lockdown have not been sustained, the working 

practices that were forced upon many people have nevertheless led to a structural shift, 

with fewer people working from offices full time and more choosing to work from home on 

a part time, if not full time, basis. 

4.24 The ONS Labour Force Survey shows that there has been a steady rise in the proportion of 

people in employment that work from home over time.  This has been accelerated by the 

COVID-19 pandemic which resulted in a shift towards more flexible patterns of working in 

many sectors, with a hybrid approach, incorporating some homeworking, now common 

amongst many office-based workers.  Homeworking typically increases with age, 

(increasing from 6% of those age 16-24 exclusively working from home compared to 24% of 

those aged 65 and over)56. 

4.25 Of those who have the choice between working remotely and not, the ONS Opinions and 

Lifestyle Survey shows a lower proportion of the younger group choose to work from home 

(14% compared to 8-11% of all older working age groups).  Older workers are more likely to 

live in a home suitable for homeworking and have caring responsibilities which cause them 

to benefit more from the ability to work flexibly.  Therefore, an aging population is likely to 

lead to further increases in homeworking over time, and a higher proportion of working age 

people will expect to live in a home which supports this.  Furthermore, changes in the state 

retirement age are resulting in a greater number of older people still in employment. 

55 Mapping the supply and demand of Britain's retirement housing in 2017 and beyond 
56 Characteristics of homeworkers, Great Britain: September 2022 to January 2023 (February 2023) ONS 
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4.26 Changes in working patterns and the rate of people that regularly work from home will have 

an impact on the demand for different types of housing by driving demand for suitable 

(larger) homes that offer appropriate space and facilities to work effectively from home.  We 

are aware that housebuilders are starting to consider the implications of this key trend on 

the design and layout of their products. 

4.27 Research by London School of Economics/Acas57 found that the majority of homeworkers 

surveyed use a separate room/office that is only used for work, with this being a key aspect 

of separating work and home life.  Of those who did not have the space for a separate 

working area, this was described as being “far from ideal”, highlighting the importance of 
sufficient space for homeworkers. 

4.28 Research undertaken by property search engine Zoopla found that 22% of 2,000 home 

hunters surveyed considered that having an office area has become more of a priority.  The 

ONS’ public opinion and social trends series on working arrangements shows that in the 

year to June 2025, around 16% of workers had worked exclusively from home whilst 

around 25% had worked both from home and from their place of work in any one month, 

meaning around 41% of workers had regularly worked from home over this period58. This 

has fallen from a peak of around 47% in January 2021 during the Covid-19 lockdown 

period. 

4.29 Although there are clear differences in the scale of the likely increase in home working, it is 

widely agreed one-long term effect of the Covid-19 pandemic will be that it will increase 

substantially.  This is expected to have a direct impact on the demand for housing as people 

seek to ensure that they have appropriate space and facilities to work effectively from home. 

4.30 Further evidence that this shift towards home working is a sustained, long-term change is 

the Government support for such measures.  New Flexible Working regulations give 

employees the right to request changes to several factors in their job, including the location 

from which they work.  This came into force on 6th April 2024 and highlights the growing 

mainstream recognition that working patterns have changed, and that measures protecting 

flexibility benefit the workforce, and subsequently the economy. 

Comparing Household Projections 

4.31 In assessing future household growth by type, the most recent 2022-based SNHP for North 

East Lincolnshire have been used, alongside the 2022-based SNPP.  The Stage 2 projections 

provide a breakdown of the projected change by age and type of household.  This can be 

compared with the Census information to show, if current occupancy patterns were to 

continue, what the need for different sized housing would be. 

4.32 It is important to note that there are significant differences in forecast demographic change 

between the 2022-based SNHP and the previous 2018-based SNHP. Nationally, the latest 

projections indicate lower growth in households with children, and faster growth in single 

person and older households than the previous projections. 

4.33 Table 4.2 shows the North East Lincolnshire growth projection for the period 2022-2043 

where the two can be compared. Whilst overall growth is higher in the 2022-based 

57 Home is where the work is: A new study of homeworking in Acas –and beyond (2013). London School of Economics 
58https://www.ons.gov.uk/peoplepopulationandcommunity/wellbeing/datasets/publicopinionsandsocialtrendsgreatbritainworkin 
garrangements 
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guarantee that all the identified source of strategic supply would necessarily come forward 

for that use, as things stand it seems likely that there would be a further need for 

employment land that could be available on the open market to meet local, or indigenous, 

needs. 
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6.0 Conclusions and Recommendations 

6.10 This Partial Update to the 2025 HEDNA has been prepared by Lichfields on behalf of NELC 

to provide an updated housing and employment land evidence base to support policy 

development as the Council prepares its new Local Plan (2025-2043).  The update focusses 

on the implications of the new demographic data that has been released; new Housing 

Register data; and the lower housing need generated by the latest iteration of the SM3 and 

what this means for the Council’s employment land target.  As it represents a Partial 
Update, it should be read alongside the November 2025 document. 

6.11 The key conclusions of the analysis are summarised below. 

Local Housing Need 

6.12 The LHN for North East Lincolnshire Borough as calculated using the Government’s SM3, 

is now 621 dpa, which represents a very modest change from the 622 dpa in the 2025 

Update, but nevertheless represents a substantial uplift on the SM2 housing need figure of 

203 dpa reported in the original 2023 HEDNA due to moving away from a demographic-led 

projection to a stock-based one. 

6.13 After testing a range of scenarios, the analysis indicates that the SM3 figure of 621 dpa 

would exceed the level of population growth under all of the demographic-led scenarios 

using the most recent 2022-based SNPP and its variants; it would also be able to sustain a 

level of job growth in excess of the most optimistic job forecast of +6,525 over the next 18 

years. Council Officers also reported that there is no unmet housing need from 

neighbouring areas that should be met in North East Lincolnshire. 

6.14 On this basis, it is concluded that the LHN of 621 dpa generated by the 

Government’s SM3 would be appropriate for North East Lincolnshire moving 

forward. 

Affordable Housing Needs 

Net Annual Housing Need for Affordable/Social Rent 

6.15 Incorporating the SM3 figure of 621, the net annual need for social housing over the period 

2025 to 2043 amounts to between 223 and 440 homes for affordable/social rent in 

a ‘worst case’ scenario.  This assumes that the backlog need would be addressed in full in 

the first 5 years of the Plan.  Affordable housing rental needs are highest in the Urban Area 

and the Western and Southern Arc; and lower in the Rural Area and particularly the 

Estuary Zone. 

6.16 This compares to the 211-379 dpa identified in the 2025 HEDNA Update Report.  The 

latest figures are higher, due to a combination of an increase in the number of households 

on the Housing Register in Bands 1-3; an increase in household growth; and a reduction in 

the churn of social rented properties in the system. 

6.17 If the backlog were to be removed over the full 18-year plan period, then the net annual 

affordable housing need would reduce to between 184 and 401 dpa. 
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