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Amble Housing Needs Assessment  

Northumberland County Council comments 

(June 2025) 

 

Feedback on the draft Amble Housing Needs Assessment (HNA) prepared by AECOM (June 2025) to 

inform the emerging review of the Amble Neighbourhood Plan. 

 

1. Executive Summary 

See below comments and review/update accordingly. 

 

2. Context 

Para.2.2.4-2.2.6 - there is suggestion that the Census 2021 undercounted the numbers of dwellings in 

many areas (possibly due to undercounting second homes and holiday lets during Covid, for which the 

Census data appears to undercount numbers when compared to Council Tax and Business Rates data).  

Government made retrospective changes to housing delivery and total stock figures across all areas of the 

country for 2020/21 to try to align their figures with the Census 2021 data (which has thus adversely 

impacted on the Housing Delivery Test results in some local authority areas), but this is understood to be 

under review by MHCLG. 

Para.2.2.5 and Table 2-1 - for info, as at end March 2024, there were a further 901 dwellings outstanding to 

be built on permitted sites.  Updated figures of outstanding commitments for end March 2025 are not yet 

available, but we can confirm there were 119 net additional completions in Amble parish during 2024/25 (so 

629 net additions during the first 9 years of the Local Plan’s plan period 2016-2025). 

Para.2.3.2-2.3.4 - note that the new Northumberland SHMA Review 2024 was published in March 2025, 

and should therefore now be referred to rather than the previous 2018 SHMA Update.  The new SHMA 

considers the county’s housing market sub-areas previously identified to still be applicable – Amble is 

within the Tyneside Commuter Belt South East housing market sub-area, which corresponds with the Local 

Plan’s South East Delivery Area.  While the South East sub-area is the smallest HMA by area, it is the most 

populous covering a number of large urban areas.  However, it should also be noted that Amble borders 

and effectively overlaps with and is very much influenced by the adjacent Alnwick & Tourist Coast HMA 

within the North Delivery Area – the Gloster Hill residential area of neighbouring Warkworth Parish is 

regarded as being part of the settlement of Amble, while Amble marina and the land around it is within 

Warkworth parish. 

Para.2.4.3 - amend the first bulletpoint to read “Local Plan Policy HOU 2 identifies an overall housing 

requirement for the county that equates to an annual average of 885 net additional dwellings”.  It is not a 

target of 885 homes per year.   

In the third bulletpoint for Policy HOU 6, amend to read “10-30%” and “within designated low, medium, high 

and highest value areas”.  Insert at the end of the second sentence that “, but the threshold for requiring 

affordable housing in these low and medium value areas is developments of 30 dwellings or more”.  Note 
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that neighbouring Warkworth Parish (including the Gloster Hill part of Amble) is in a high value area 

requiring 25% affordable housing on sites of 10 or more dwellings. 

In the fourth bulletpoint, note that the policy’s tenure split is just a negotiable guideline based on the 

previous NPPF’s requirement for at least 10% of dwellings on any site to be for affordable home ownership 

products, but that requirement has been removed from the new NPPF with a greater emphasis placed on 

affordable/social rented housing such that there is now scope for greater flexibility in the tenure mix to best 

meet local needs.   

It may be appropriate to insert a bulletpoint referring to Policy HOU 10 at this point (as per the listing at 

Appendix Table B-1), given that the HNA includes a chapter about second homes. 

In the fifth bulletpoint, note that the policy exempts developments in low value areas from needing to 

provide these proportions of homes built to the enhance M4(2) standard of the Building Regulations. 

Para.2.5.2 - delete “Policy HOU 3 in” in the second sentence.  Local Plan Policy HOU 3 doesn’t provide a 

minimum housing requirement figure for Amble as the Parish hadn’t been designated for neighbourhood 

planning at the time of the Plan’s preparation and adoption. 

Para.2.5.3 - see comments at para.2.2.5 above. 

 

3. Objectives and Approach 

Para.3.1.11 - commercial holiday lets are not the same as second homes, so suggest amend the first 

bulletpoint to read “To estimate the current levels of second home ownership and commercial holiday lets”. 

Para.3.2.2 - all Census 2021 data is understood to have now been released, including all parish-level data, 

so there isn’t any data still to be released.  The ONS has made available a table that assigns Output Areas 

to parishes on a ‘best fit’ basis to enable analysis to be done for parish areas. 

 

4. Affordability and Affordable Housing 

Para.4.4.7-4.4.8 (and para.4.7.5) - the income figures here for Northumberland can be updated to tie in with 

the latest affordability data released by ONS in late March 2025 covering house prices and earnings at 

September 2024 – median residence-based earnings were £35,996 and lower quartile residence-based 

earnings were £22,525. 

Para.4.4.14 and 4.4.19-4.4.20 (and Table 4-4) and para.4.7.8 - note that Northumberland County Council 

typically seeks for and achieves 30% discounts on Discounted Market Sales/Value homes to help improve 

affordability, rather than the NPPF’s minimum 20% discount, so very similar to the baseline 30% discount 

for First Homes. 

Para.4.5.6 - the SHMA Review’s analysis for the 7-year period 2024-2031 is based on a pro-rata of the 

needs over 15-20 years, so it would be reasonable to extrapolate the annual average figures to cover the 

longer plan period of the neighbourhood plan. 

Para.4.5.3-4.5.13 - looking at the raw data from the new SHMA, it is possible to draw together some 

analysis for smaller than HMA areas. So looking at the parishes in both the South East and Alnwick & 

Tourist Coast HMAs that are primarily influenced by Amble would suggest this local area’s affordable 

housing needs would be around 17 dwellings pa (about 4% of the county’s overall gross annual affordable 

housing need of 428pa), with about 67% to be for social/affordable rent and 33% for affordable home 

ownership products.  This is notably lower than the 66pa figure calculated by the pro rata analysis in this 

section of the HNA.  Over the 15-year neighbourhood plan period, the extrapolated SHMA-based figures 

would suggest a need for 257 affordable homes in the Amble and immediately surrounding parishes area 

(172 social/affordable rent and 85 affordable home ownership), and with Amble being the main settlement 

in this area it would be reasonable to assume that the vast majority of this need should be met within 

Amble. 
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Para.4.5.14-4.5.15 (and para.4.7.13) - the highest priority band for Homefinder is Band P, with Bands 1, 2 

and 2R being below that.  Those in the lowest Band 3 are technically not considered to be in housing need 

and currently adequately housed, so arguably the analysis here of affordable (rented) needs should focus 

on the other higher bands – this probably helps to explain why the backlog figure is higher than the level 

suggested by the SHMA. 

Para.4.6.2 and 4.6.9 - see comments at para.2.4.3 (third bulletpoint).  With regard to the last sentence, the 

Local Plan’s value areas are relative to elsewhere in the County and were assessed as part of the 

preparation of the NLP.  They will be reviewed as part of the forthcoming review of the NLP over the next 

few years, taking into account housing developments over recent years and updated housing viability 

analysis at that time, but won’t be changed before a new local plan is adopted so the current policy 

percentage requirements and value areas will remain until then. 

Para.4.6.4 and 4.6.6-4.6.8 - see comments at para.2.4.3 (fourth bulletpoint).  This should not be referred to 

as a tension, rather that the updated SHMA analysis of the recommended tenure splits, along with the new 

NPPF approach, should be regarded as a material consideration, such that the affordable tenure mix is not 

fixed to following the indicative guideline splits set out in Policy HOU 6, which was based on satisfying the 

requirements of the previous NPPF that no longer exist. 

Para.4.6.10 - de-emphasising the needs for affordable home ownership tenures is consistent with the 

approach taken by the new NPPF, which instead now places greater emphasis on social and other 

affordable rented housing. 

Para.4.6.12 (and para.4.7.16) - the previous SHMA’s recommended 50:50 affordable tenures split is no 

longer relevant.  Any deviation would be relative to the indicative guideline tenure splits set out in NLP 

Policy HOU 6, which as noted were based on satisfying previous NPPF requirements that no longer apply. 

Para.4.6.14 - the new SHMA does provide a breakdown for the recommended split between social and 

other affordable rented housing – at the countywide level, this breakdown is 58.5% social rent and 8.6% 

affordable rent, with 32.9% affordable home ownership products.  For the South East HMA, the split is very 

similar (58.6%, 8.6% and 32.8% respectively), and also in the Alnwick & Tourist Coast HMA (56.9%, 8.5% 

and 32.6% respectively).  Looking at the parishes in both the South East and Alnwick & Tourist Coast 

HMAs that are primarily influenced by Amble suggests very similar proportions.  Looking at the more 

focused grouping of parishes that are most influenced by Amble, that would similarly suggest an affordable 

tenure split of 58% social rent, 9% affordable rent and 33% affordable home ownership. 

Para.4.7.17 - by their nature, exception sites are not identified or allocated within development plans 

(although neighbourhood planning groups may identify possible options through supporting background 

studies). 

 

5. Housing Mix: Type and Size 

Para.5.2.4 - see comments at para.2.2.4-2.2.6 above, which explains why the Census housing stock data 

potentially differs from (is lower than) the council’s housing completions data (MHCLG have adjusted 

Northumberland’s delivery figures downwards for 2020/21 to try to align with Census dwelling stock data, 

but it seems the Census actually undercounted the existing stock in many local authority areas across the 

country). 

Para.5.3.1 and 5.4.1 - see comments at para.3.2.2 above.  [NB. updated ONS 2022-based sub-national 

population projections are now due to be released on 24 June 2025, with updated household projections 

expected to follow later in the autumn.] 

Para.5.4.8 last bulletpoint and para.5.5.9 – if considering both future growth scenarios suggested in the 

new SHMA, and looking at the two HMAs relavant to Amble, they would in combination suggest that future 

market housing needs would be for circa 5-10% 1-bed, 25-35% 2-bed, 35-45% 3-bed and 15-30% 4+-bed. 
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For affordable housing, the SHMA recommends circa 12-15% 1-bed, 34-37% 2-bed, 37-40% 3-bed and 11-

14% 4+-bed across these two HMAs.  Looking once again at the grouping of parishes that focus on Amble, 

that would suggest an affordable dwelling mix split of 9% 1-bed, 40% each 2 and 3-bed and 11% 4+-bed. 

Para.5.4.12 second bulletpoint – see comments at para.4.5.14-4.5.15 above. 

 

 

 

6. Specialist Housing for Older People 

Para.6.2.4 - amend the second sentence to refer to “the 2018-based Sub-National Population Projections 

(released in 2020)”.  [NB. updated ONS 2022-based sub-national population projections are now due to be 

released on 24 June 2025.] 

Para.6.2.19 - the new SHMA specifically doesn’t go into analysis of older persons housing needs as the 

Council’s Adult Services section are looking to commission separate detailed analysis of those needs.  That 

is why the SHMA only then looks in further detail at the needs for adaptable and accessible housing. 

Para.6.3.1-6.3.5 and 6.5.7-6.5.9 - note that the Council’s approach is to enable people to live independently 

in their own homes for as long as possible, such that there is not considered to be any need for further Use 

Class C2 care homes in the county – see para.7.66-7.70 of the Local Plan. 

Para.6.4.7 - replace “2025” with “2024” in the second line. 

 

7. Second Homes 

Para.7.1.1-7.1.3 - the significant house price rises (and consequent affordability pressures) are a feature of 

the housing market generally across the country and not specific to this area, so the impact of second and 

holiday homes and holiday lets on house prices is only likely to be a small factor in these increased 

challenges.  It should also be recognised that the county’s tourism strategy and associated policies in the 

NLP (particularly Policy ECN 15) seek to support the provision of holiday accommodation to help support 

the tourism economy of the county. 

Para.7.1.4 - commercial holiday lets are not the same as second homes, so suggest amend the first 

bulletpoint to read “To estimate the current levels of second home ownership and commercial holiday lets”.  

If necessary, it may be appropriate to re-title this chapter as Second and Holiday Homes.   

It should be noted that second homes are registered as such for Council Tax purposes, but these include 

homes that are let out for holiday use for less than 140 days a year, whereas commercial holiday lets (that 

are let out for more than 140 days a year) are registered for Business Rates instead.  Some commercial 

holiday let properties are permitted specifically as holiday let accommodation as part of supporting the 

tourism sector, and do not necessarily represent loss of residential dwelling stock (through permitted 

changes of use or permissible under permitted development rights).  It is therefore important to distinguish 

between second homes and holiday lets, although it is recognised that the loss of dwellings from the 

available housing stock to use as second homes and holiday lets does impact on the availability and thus 

affordability of dwellings for local people to buy and rent to live in. 

Para.7.2.1-7.2.4 and 7.3.1-7.3.13 - our Second and Holiday Homes and Holiday Lets in Northumberland 

Monitoring Report last year (via Studies, evidence, reports and guidance | Northumberland County Council) 

provides a lot of local analysis of the situation in Northumberland, including separate appendices of the 

parish-level data. 

Para.7.3.2 and 7.3.5-7.3.6 - the Census 2021 recorded 3,103 household spaces in Amble parish, of which 

330 or 10.6% had no usual residents.  This is the basis for applying Policy HOU 10 of the NLP, so Amble 

parish is well below the 20% threshold for applying that policy.   

https://www.northumberland.gov.uk/NorthumberlandCountyCouncil/media/Planning-and-Building/planning%20policy/Studies%20and%20Evidence%20Reports/Housing%20Studies/Technical%20Papers%20for%20Housing/Second-and-Holiday-Homes-and-Holiday-Lets-in-Northumberland-Monitoring-Report.pdf
https://www.northumberland.gov.uk/NorthumberlandCountyCouncil/media/Planning-and-Building/planning%20policy/Studies%20and%20Evidence%20Reports/Housing%20Studies/Technical%20Papers%20for%20Housing/Second-and-Holiday-Homes-and-Holiday-Lets-in-Northumberland-Monitoring-Report.pdf
https://beta.northumberland.gov.uk/planning-and-building/studies-evidence-reports-and-guidance
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Para.7.3.4 - as noted here, it is important to note that this census data for unoccupied household spaces 

includes vacant dwellings and is not simply made up of second and holiday homes, while it doesn’t include 

many holiday lets that are solely commercial (and thus pay Business Rates rather than Council Tax).  

However, the assumption in the second sentence is not really appropriate given that Amble is a main town 

where there will inevitably be higher numbers of vacant dwellings, including long-term empty homes and 

further impacted by the high numbers of new dwellings coming onto the market pending occupation – in 

any area, it is typical to assume that around 3% of the dwelling stock will be vacant at any time to allow for 

general turnover in the market. 

Para.7.3.6 - it is not clear where the second/holiday homes growth rate of 6% in the second sentence has 

come from and thus seems inaccurate.  Given the Census 2021 position and consideration of Council Tax 

and Business Rates data, it seems unlikely that Amble parish will reach the 20% threshold used in Policy 

HOU 10. 

Para.7.3.7-7.3.8 - the latest Council Tax data for May 2025 records Amble parish as having 138 second 

homes, representing just 4.1% of the parish’s total 3,328 residential dwellings (down from 151 and 4.6% of 

3,311 dwellings just 2 months earlier in March 2025, and down from 156 or 4.9% in April 2024).  

Corresponding Business Rates data records 124 holiday lets (down from 130 in March 2025, and down 

from 148 in April 2024).  If the numbers of commercial holiday lets were added to the dwelling stock figures, 

then that would suggest a combined total of 262 second/holiday homes and holiday lets out of an overall 

3,452 residential properties or 7.6% altogether.  These reductions in both second homes and holiday lets in 

the past year have been evident across the county, with the numbers of second homes having largely 

dropped back to the levels consistently seen over the past decade, while the numbers of holiday lets had 

seen a significant rise over the past decade (as evidenced in our monitoring report). 

The second bulletpoint of para.7.3.7 seems unlikely to have had much impact based on monitoring data.  

However, it is possible that the reducing numbers over the past year (as seen countywide), particularly of 

second homes, may have been influenced by the prospect of the Council doubling the Council Tax on 

second homes from 1 April 2025 (announced a year previously following new Government provisions in 

early 2024), while the increased costs of living may have also had an impact, with some people selling off 

their second and holiday homes for local people to buy to live in instead.  The Government’s abolishing of 

the Furnished Holiday Lettings (FHL) tax scheme for from April 2025 may also have influenced the 

reducing numbers of holiday lets. 

With regard to the third bulletpoint of para.7.3.7, as mentioned in comments on para.2.2.4-2.2.6 above, the 

analysis of Council Tax and Business Rates data in our monitoring report clearly suggests that the Census 

2021 may have undercounted the numbers of second/holiday homes and holiday lets due to issues during 

the Covid-19 pandemic. 

Para.7.3.8 - as mentioned above, there were 124 commercial holiday lets registered for Business Rates in 

May 2025, plus 138 second/holiday homes (including holiday homes let out for less than 140 days a year).  

It is not clear where the 216 figure comes from.  The gap between the numbers of second and holiday 

homes and the Census 2021 overall numbers of household dwelling spaces with no usual resident (330) 

will be made up vacant dwellings, so they are not directly comparable. 

Para.7.3.9 - the % of Council Tax and Business Rates second homes and holiday lets in the Amble 

conservation area should not be compared to the 20% threshold in Policy HOU 10 as the policy is based on 

household dwelling spaces and so doesn’t factor in commercial holiday lets that are not dwellings stock 

paying Council Tax.  As the unoccupied household spaces % includes vacant dwellings, it is not directly 

comparable.  Any local sub-parish % threshold based on Council Tax and Business Rates should therefore 

be established locally, and not seek to simply use the same 20% threshold used in Policy HOU 10.  

Arguably, with the unoccupied household spaces threshold also factoring in vacant dwellings, it might be 

reasonable and appropriate for a threshold based on just second and holiday homes to be slightly lower 

than 20%. 

Para.7.3.10-7.3.12 - second home ownership should not be conflated with holiday lets, they are different 

things as wholly commercial holiday lets paying Business Rates are not second homes, while properties 

registered as second homes for Council Tax will be predominantly used as second homes and only able to 



6 

 

be let out as holiday homes for up to 140 days a year. The analysis here comparing private rental income 

with holiday let income is nevertheless useful and shows the financial incentive for people to want to own 

and manage holiday let accommodation as a means of income. 

Para.7.3.13 - the abolishing of the Furnished Holiday Lettings (FHL) tax scheme from April 2025 was 

further confirmed by the new Government in November 2024.  The prospect of this incentive being 

removed may also be another factor that may have impacted the recent reductions in numbers of 

commercial holiday lets.  As noted in our monitoring report, the previous Government also proposed in 

early 2024 introducing requirements for needing planning permission for changes of use from dwellings to 

holiday lets, but this has not yet been taken forward. 

Para.7.4.1 - insert “and holiday lets” at the end of the first sentence.  Insert “for household spaces with no 

usual residents covered by Policy HOU 10” at the end of the second sentence. 

Para.7.4.3 - insert “and holiday lets” after “second home ownership” in the first sentence.  See also the 

various comments above – the scale of second home ownership and holiday lets is still relatively small in 

Amble parish relative to many other parishes in the county, so is only likely to have had a small influence 

on house prices and affordability, although the actual numbers are numerically fairly high due to Amble 

being a main town with a fairly large urban area that is also a focus for tourism.  With regard to the latter 

sentences, it should be recognised here that the numbers of both second homes and holiday lets have 

evidently declined over the past year. 

Para.7.4.4 - amend the second sentence to read “The policy context in Northumberland includes a policy 

that automatically applies above a set threshold for the proportion of household dwelling spaces with no 

usual permanent residents”.  In the third sentence, put a full stop after “threshold”.  The latter part of that 

sentence does not directly relate as it is the numbers and rate of holiday lets that has increased 

significantly over the past decade (across the county as a whole), whereas the numbers and rate of second 

homes has been fairly steady over the past decade (apart from a blip last year it seems).  Again the last 

sentence should not seek to compare the rate of second homes and holiday lets in the Amble conservation 

area to the 20% threshold in Policy HOU 10, as the latter is based on household spaces with no usual 

residents and also includes vacant dwellings while not factoring in holiday lets that are not 

dwellings/household spaces paying Council Tax. 

Para.7.4.5 - insert “and holiday lets” after “second home ownership” within the brackets. 

Para.7.5.1-7.5.9 - these paragraphs will need to be reviewed and updated in light of the comments above. 

 

8. Next Steps 

No comments. 

 

Appendix A Assessment Geography 

Para.A3 - for info according to the ONS ‘best fit’ table, the Output Areas that relate to Amble parish 

are as follows, along with the LSOAs and MSOA these fall within: 



7 

 

 
 

Appendix B Local Plan Context 

Table B-1 – as noted for para.2.5.2, Policy HOU 3 doesn’t include Amble parish as it hadn’t been 

designated as a neighbourhood planning area at the time of preparing the NLP.  It could therefore 

reasonably be deleted from this listing, with Table 7.1 following on from Policy HOU 2. 

For Policy HOU 6, the policy’s tenure split is just a negotiable guideline based on the previous NPPF’s 

requirement for at least 10% of dwellings on any site to be for affordable home ownership products, but that 

requirement has been removed from the new NPPF with a greater emphasis placed on affordable/social 

rented housing such that there is now scope for greater flexibility in the tenure mix to best meet local 

needs.   

As noted at para.2.4.3 (fifth bulletpoint), the policy exempts developments in low value areas from needing 

to provide these proportions of homes built to the enhance M4(2) standard of the Building Regulations. 

 

Appendix C 

No comments. 

 

Appendix D 

No comments. 

 

Appendix E 

No comments. 
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Appendix F HNA Glossary 

There’s no such thing as an Annual Monitoring Report, AMRs now stand for Authorities’ Monitoring Report 

with monitoring data being published on a regular basis as and when available.  Also, LDF’s were replaced 

by Local Plans long ago too. 

Intercensal Period – may be worth updating the example period to “2011 and 2021”. 

Delete reference to Core Strategies under the Local Plan definition, as they’re no longer produced – 

Northumberland has a single Local Plan DPD. 

Does the OA/LSOA/MSOA definition need to be updated to reflect the 2021 Census rather than the 2001 

Census? 

 


