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Introduction
1.

DCLG published its long-awaited consultation on a streamlined process for determining Objectively
Assessed Housing Need (OAN) on 14th September 2017. The document is entitled ‘Planning for the
right homes in the right places: consultation proposals’, and can be accessed at
https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-placesconsultation-proposals.

2.

For ease of reading, Wessex Economics refer in this Annex to the consultation document as ‘Planning
for Homes’. The same phrase is used elsewhere in the Update Annexes

The ‘Planning for Homes’ Approach to Calculation of OAN
3.

The Planning for Homes consultation proposes a hugely simplified method for calculation OAN
compared to that set out in current PPG, as interpreted by local authorities, inspectors and
consultants. It sets out a simple three-stage process. This is to be calculated individually for each
local authority in England:


The Starting Point is the most recent set of household projections for each local authority.
These are currently the 2014-based DCLG Household Projections, which are linked to the 2014based ONS Sub National Population Projections (SNPPs)1. The time frame for analysis of
average annual household growth will be a 10 year period from the base year of the
Household Projections.



The average annual household growth is then to be adjusted to take account of Market
Signals. The proposed approach entails:





identifying from official statistics2 the ratio of median houses price to median gross
annual workplace-based earnings by local authority district for the most recent year
available (currently 2016).



applying an uplift of 0.25 to the starting point figure for housing requirements for every
1% increase in the ratio of house prices to earnings, where the ratio is greater than four.

Planning for Homes indicates that the proposed approach to market adjustment will lead to a
significant increase in the assessed housing need in many parts of the country3. Planning for
Homes therefore proposes that increases be capped as follows:


local authorities that have adopted their local plan in the last 5 years, will have their
housing requirement capped at 40% above the annual requirement as set out in their
current local plan



authorities without an up-to-date local plan would have their housing need figure
capped at 40% above whichever is highest of either their assessed housing need based
on ONS Household Projections, or the current housing requirement figure set out in
their Local Plan.

1

2016 based SNPPs are expected in May/June 2018 with 2016 based Household Projections issued 2-3 months later
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerqu
artileandmedian Table 5c
2

3

Lichfields estimate that 156 LPAs will see an increase in OAN, on average by 35% relative to current SHMAs, but 144
areas will be assessed to have a lower need. http://lichfields.uk/media/3327/housing-need_september-2017.pdf
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The Assessed Need for the HRSH HMA based on the Proposed Standard
Methodology
4.

If the Planning for Homes proposals are adopted without amendment, the assessed need for the
three HRSH authorities would be as set out in Figures 1, 2 and 3. Figure 4 summarises the OAN for
each local authority and the HRSH HMA based on Wessex Economics’ and DCLG’s calculation using
the Proposed Standard Methodology and compares this with the OAN as set out in the HRSH SHMA
2016. Figure 4 indicates that the DCLG proposed approach would result in a significantly lower OAN
for the HRSH area than assessed in the HRSH SHMA 2016.
Figure 1: OAN Calculation for Hart District based on Proposed Standard Methodology

Source: Wessex Economics
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Figure 2: OAN Calculation for Rushmoor Borough based on Proposed Standard Methodology

Source: Wessex Economics

Figure 3: OAN Calculation for Surrey Heath Borough based on Proposed Standard Methodology

Source: Wessex Economics
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Figure 4: Comparison of Planning for Homes WEc and DCLG Calculation of OAN, and Comparison
with HRSH SHMA 2016 OAN

Source: Wessex Economics, DCLG, HRSH SHMA 2016

5.

The assessed OAN for Hart, Rushmoor and Surrey Heath as calculated by Wessex Economics differs
marginally (by no more than 1 dwelling pa) from those published by DCLG in the spreadsheet issued
with the Planning for Homes consultation document4.

Timetable for Consultation and Adopted of the Standardised Approach
6.

The document Planning for Homes issued in September 2017 is a consultation document. The
consultation on the proposed approach closed on 9th November 2017. The Government has indicated
its intent to update NPPF by Spring 2018, and has indicated that the standard methodology should be
used to determine OAN for all new plans submitted after 31st March 2018, or after the submission of
the publication of the revised NPPF if this is later than 31st March.

7.

The HRSH authorities should be aware that Government’s anticipated timetable for updating
Guidance and responding to consultations do not always stick to the timetable announced.

4

DCLG Housing Need Consultation Table: https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-theright-places-consultation-proposals
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Introduction
1.

The 2016 Hart, Rushmoor and Surrey Heath Strategic Housing Market Assessment (hereafter
referred to as the HRSH SHMA 2016) was largely prepared in the early part of 2016. As a result the
data used for demographic starting point are derived from the ONS 2012 Sub-National Population
Projections (SNPPs) and the 2012-based DCLG Household Projections. The 2014-based SNPPs and
Household Projections were not published until after the demographic analysis for the SHMA had
been completed.

2.

The HRSH SHMA 2016 makes reference to 2014-based SNPPs and the 2014-based Household
Projections in the Appendices, and concluded that the new projections would not have a material
impact on the overall OAN as established. However, with the passage of time it is appropriate to
undertake a full assessment of the demographic starting point for the assessment of OAN in the
HRSH HMA, based on the most up-to-date official population and household projections, which are
now the 2014-based SNPPs and Household Projections.

3.

This Annex sets out the Demographic Starting Point for the SHMA, based on the 2014-based
projections. It also addresses a number of issues arising out of the consultations on the Draft
Rushmoor and Hart Local Plans. For consistency with the earlier SHMA, all projections are presented
as per annum need figures for the 2014-32 period, although a summary of the outputs is also
provided for the period through to 2036.

The Demographic Starting Point
4.

PPG (2a-015) is clear that ‘Household projections published by the Department for Communities and
Local Government should provide the starting point estimate of overall housing need’. At November
2017, when this Annex has been prepared, the most recent projections are 2014-based. Figure 1
shows the ‘starting point’ for assessment of OAN, this being the growth in the number of households
in the HMA. The 2012-based data is presented alongside the 2014-based data as a comparison.
Figure 1: Per Annum Change in Households 2014-32, Comparison of the 2012-based and 2014based Household Projections
2012-based CLG projections 2014-based CLG projections
Hart
240
207
Rushmoor
281
215
Surrey Heath
234
245
HRSH
754
667
Source: Wessex Economics, DCLG Household Projections 2012-based and 2014-based

5.

Across the HMA, the analysis shows that the 2014-based Household Projections anticipate projected
household growth of 667 households per annum, which is about 12% lower than the previous (2012based) version. The 2012-based projections were in turn lower than the 2011-based Provision
Household Projections, which were used as core inputs to the previous HRSH SHMA 2014.

6.

It is conventional to convert figures for household numbers into estimates of housing requirements
by applying a vacancy allowance. In this Annex, 2011 Census data has been used to provide a starting
point estimate of vacant homes, with figures being adjusted by reference to changes in recorded
2

vacant homes on the Council Tax Register in the period 2011-16. The vacancy rates applied to the
figures are as follows: Hart – 2.2%; Rushmoor – 3.2%; Surrey Heath – 3.1%.
7.

Figure 2 shows demographically derived need for housing once the above vacancy rates have been
applied to the 2014-based projections. Data is shown both for the period 2014-32 and 2014-36
expressed in terms of dwellings pa requirement. In the 2014-32 period it is estimated that the
housing need is for 686 dwellings per annum, with a slightly lower figure if the projections are
extended to 2036.
Figure 2: Per Annum Housing Need with Vacancy Rate Applied (2014-based CLG projections)
2014-32
2014-36
Hart
212
208
Rushmoor
222
217
Surrey Heath
252
249
HRSH
686
675
Source: Wessex Economics

Population-based Sensitivity Tests
8.

As well as drawing on the latest official projections, this Annex examines the implications that
different patterns of migration based on past trends assessed over different time periods would have
on housing need. It is also appropriate to take into account the Mid-Year Population Estimates (MYE)
up to 2016.

9.

Three alternative projections are presented:


Projection A: 2014-based SNPP (+MYE): this projection takes account of the 2015 and 2016
mid-year population data



Projection B: 10-year migration: this projection is based on 10-year migration trends



Projection C: 15-year migration: this projection is based on 15-year migration trends

10.

Projection A, 2014-based SNPP (+MYE): This projection is based on the 2014-based SNPP, but
overwrites the population projection figures for 2015 and 2016 with those set out in the ONS Mid
Year Estimates (by age and sex). Moving forward from 2016, this sensitivity uses the same birth and
death rates as contained in the 2014-based SNPP and the actual projected migration figures (by age
and sex). Due to age structure differences in the MYE compared to the projection, this means that
population growth from 2016 onwards does not exactly match that in the actual projections as
published.

11.

Projections B and C: 10-year/15-year Migration Trend: This projection uses information about
migration levels in the 10- or 15-year period to 2016 (i.e. 2006-16 or 2001-16); these scenarios
therefore include the most up-to-date MYE figures, these being for 2016. The projection does not
look only at the migration figures and roll these forward, but recognises that migration can be
variable over time as the age structure changes. With international migration, this projection also
takes account of the fact that ONS projections anticipate that international net in-migration will
decrease in the longer-term.
3

12.

To overcome the issue of variable migration, the methodology employed looks at the share of
migration in each local authority compared to the share in the period feeding into the 2014-based
SNPP (which is 2009-14 for internal migration and 2008-14 for international migration). Where the
share of migration is higher in the 10-year period, the projection applies an upward adjustment to
migration, and vice versa. This approach addresses comments made in the Local Plan Consultation
that the HRSH SHMA 2016 undertook sensitivity testing based on actual migration levels, rather than
using a ‘rates-based’ approach.

13.

Figures 3 and 4 show estimated housing need figures under each of these scenarios (firstly for the
2014-32 period and then for 2014-36). The analysis shows that all of the sensitivities suggest a higher
housing need than set out in the demographic starting point (the 2014-based CLG projections), but
that differences from this ‘demographic starting point’ position are really quite modest. When
looking at the figures for the 2014-32 period, the highest need (751 dpa, based on 15-year trends) is
only 9.5% above the current CLG projections.

14.

It should also be noted that looking at migration trends over the past 10-years has emerged as an
‘industry standard’ when assessing demographic needs and so it is the 10-year projection which is
most appropriate when drawing conclusions; with 10-year trends, the estimate of housing need is
only 3.5% higher than the demographic starting point.
Figure 3: Per annum Housing Need with a Range of Alternative Demographic Scenarios (2014-32)
2014-based
2014-based
10-year
15-year migration
CLG projections
SNPP (+MYE)
migration
Hart
212
218
230
301
Rushmoor
222
250
244
208
Surrey Heath
252
255
236
243
HRSH
686
724
710
751
Source: Wessex Economics

Figure 4: Per annum Housing Need with a Range of Alternative Demographic Scenarios (2014-36)
2014-based CLG
2014-based
10-year
15-year
projections
SNPP (+MYE)
migration
migration
Hart
208
213
226
301
Rushmoor
217
242
235
198
Surrey Heath
249
252
232
239
HRSH
675
708
693
738
Source: Wessex Economics

Household Representative Rate-based Sensitivity Tests
15.

Another topic on which representations were made through the Local Plan consultation relating to
the HRSH SHMA 2016, was in relation to the approach to converting population into households (and
hence an estimate of housing need). In the SHMA update, a range of sensitivities were carried out
and account was also taken of both rounds of CLG projections (Stage 1 and Stage 2). Generally, over
time, the Stage 1 figures have taken precedent and it is these that have informed the figures in this
Update Annex.
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16.

In the HRSH SHMA 2016, it was recognised that there may have been some suppression of household
formation in the 25-34 age group. One comment on the SHMA was that the consideration should
also be given to the possibility that household formation in the 35-44 age group has also been
suppressed and should also be considered at when developing sensitivities. Looking at the data
sitting behind the CLG projections, it is not entirely clear that any suppression in the 35-44 age group
can readily be identified.

17.

However, for the purposes of providing additional outputs, Wessex Economics has developed a
further set of scenarios. The approach follows a suggestion by some organisations making
representations, that a reasonable approach would be to develop a ‘part-return-to-trend’ analysis,
where the rate of household formation sits somewhere between figures in the 2014-based
projections and those in an older 2008-based version.

18.

This approach has entailed an upward adjustment being made to household formation rates for both
the 25-34 and 35-44 age group with Figures 5 and 6 showing the estimated level of housing need
associated with these alternative household formation rates. Generally (and focussing on the 201432 period) the level of need across the HMA increases by around 80 dwellings per annum (11%-12%)
depending on the scenario being studied. In drawing a demographic based conclusion, it is suggested
that the figures linked to 10-year trends are likely to be most appropriate – this is a need for 790
dwellings per annum.
Figure 5: Per annum Housing Need with a Range of Scenarios (2014-32) – part-return-to-trend
Household Representative Rates
2014-based CLG
2014-based
10-year
15-year
projections
SNPP (+MYE)
migration
migration
Hart
232
239
251
323
Rushmoor
259
287
280
243
Surrey Heath
276
279
260
266
HRSH
767
805
790
833
Source: Wessex Economics

Figure 6: Per annum Housing Need with a Range of Scenarios (2014-36) – part-return-to-trend
Household Representative Rates
2014-based CLG
2014-based
10-year
15-year
projections
SNPP (+MYE)
migration
migration
Hart
227
232
245
322
Rushmoor
250
275
268
230
Surrey Heath
270
273
253
260
HRSH
748
781
766
811
Source: Wessex Economics

2016-based National Population Projections
19.

On the 26th October 2017, a new publication of 2016-based National Population Projections was
released. These project notably lower population growth than in the previous (2014-based) set, with
the UK population projected to be 2 million lower in mid-2041 than that set out in the last set of
projections. This is driven by lower assumptions about future birth rates and international migration,
and an assumption of a slower rate of increase in life expectancy.
5

20.

The key differences between the most recent National Population Projections, and previous issues
are as follows:


ONS’s long-term international migration assumptions have been revised downwards to
165,000 pa (beyond mid 2022) compared to 185,000 in the 2014-based Projections. This is
based on a 25-year average



The latest projections assume that women will have fewer children, with the average number
of children per woman expected to be 1.84 compared to 1.89 in the 2014-based Projections



ONS is no longer assuming a faster rate of increase in life expectancy of those borne between
1923 and 1938, based on more recent evidence. Life expectancy still increases, just not as fast
as previously projected.

21.

Figure 7 shows the projected population change in England for the period 2014-32. Population
growth is now projected to be around 17% lower over that projected in the 2014-based Projections.

22.

It is not possible to be certain about the impact the new projections will have for individual local
authority areas (or the HRSH HMA). However, because these projections are reconciled with those
for the UK as a whole (reflecting the ONS’s assumptions that there will be lower long-term
international migration and lower improvements in life expectancy), it would be reasonable to
expect that 2016-based SNPP and Household Projections will in due course show substantially lower
growth than the current (2014-based) SNPPs and Household Projections.
Figure 7: Projected Population Growth in England (2014-32)
Population
Population
Change in
2014
2032
population

% change

2014-based

54,316,618

61,175,151

6,858,533

12.6%

2016-based

54,316,618

60,023,816

5,707,198

10.5%

Source: ONS

GLA Household Projections
23.

As well as presenting data from the 2014-based CLG household projections and a range of
sensitivities, the opportunity has been taken to source other independent projections, specifically,
the recent projections developed by the GLA, published in July 2016. The GLA set out a number of
projections for all local authorities in England, including a 10-year migration projection using the
latest MYE data. Figure 8 shows the estimated levels of housing need in HRSH from both updated
modelling and the GLA – only data for 2014-32 has been presented.

24.

Figure 8 shows that the figures in the GLA projections of housing requirements are significantly
higher than Wessex Economics projections (both sets of figures being based on Stage 1 projections as
noted above). In total the GLA figures are some 23% higher than the Wessex Economics’ projections
set out in this Annex.
6

Figure 8: GLA per annum housing need (2014-32) – including Vacancy Allowance (10-year migration
trends)
Wessex Economics
GLA
Hart
230
289
Rushmoor
244
315
Surrey Heath
236
268
HRSH
710
872
Source: Wessex Economics

25.

26.

It is difficult to determine precisely why there is such a notable difference between the Wessex
Economics projections and the GLA projections, since both use the same base data. However,
possible lines of enquiry would be:


to explore if the GLA include Unattributable Population Change (UPC) within their migration
data (although this would not fully explain differences).



it can be observed that the GLA hold international migration largely constant over the
projection period, whereas the sensitivity projections follow the methodology of the SNPP,
which sees international migration fall over time.



it should be noted that the level of net migration to the HMA in the 2006-16 period (as used in
the GLA projections) is only 48 people per annum higher than the number in the period
feeding into the SNPP. In the light of this, the significant difference in the SNPP as shown by
GLA and those based on the ONS SNPPs is difficult to understand.

Overall, the GLA projection can be used as a point of reference; however, the household growth
numbers emanating from this source look to be on the high side for HRSH, and are difficult to
understand given some of the background data feeding into the analysis.
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Introduction
1.

This Annex to the Hart, Rushmoor and Surrey Heath Strategic Housing Market Assessment 2016
(hereafter the HRSH SHMA 2016) provides an updated assessment of some of the market signals
presented in the SHMA, taking account of the most recent data available at November 2017. In
doing this, the Annex replicates some, but not all, of the evidence in the Section 9 of the HRSH SHMA
2016.

2.

The Annex also discusses how Planning Inspectors at Local Plan Inquiries have responded to the
absence of guidance on what uplift in OAN should be made in response to the evidence on market
signals. Cross references are made to Annex 1, which discusses the proposed uplift for market
signals set out in the DCLG’s recommendations in the document ‘Planning for the right homes in the
right places’ consultation document, issued in September 2017.

Trends in House Prices
3.

Figure 1 shows that within the HRSH area, Surrey Heath has the highest average prices followed
closely by Hart. Both Surrey Heath and Hart have house prices above the average for the South East
region. Rushmoor has significantly lower prices that the other two HRSH authorities, and prices
below both the South East and England averages.
Figure 1: Mean Prices (Year Ending March 2017) and Change over 5 and 10 years (2007-2012-2017)

Source: HPSSA Dataset 14. Mean price paid for administrative geographies (existing dwellings): Tables 2a and 1a
Note: HRSH average calculated as mean of the average house prices by HRSH authorities

4.

Figure 2 analyses house prices in the HRSH area by property type. This analysis provides insight into
the price structure of the local housing market, in terms of how different property types, which will
broadly be matched to dwelling size, vary in terms of purchase costs.
Figure 2: Mean Prices (Year Ending March 2017) by Property Type

Source: HPSSA Dataset 14. Mean price paid for administrative geographies (existing dwellings): Tables 2b--d and 1b-d
Note: HRSH average calculated as mean of the average house prices by HRSH authorities
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Ratio of House Prices to Earnings
5.

ONS now publish a series of housing affordability indices for individual local authorities, based on
both Median and Lower Quartile House Prices, and benchmarked against median or lower quartile
earnings. Earnings can be based on either residence-based earnings or workplace-earnings. The
former relates to the earnings of those who live in an area, regardless of where they work; the latter
relate to the earnings of those who work in an area, regardless of where they live.

6.

Figure 1 shows the pattern of change in affordability for the HRSH authorities based on median
house prices and median resident-based earnings. As would be expected in a single Housing Market
Area, the pattern of change over time is similar for each authority in the HRSH HMA, but Rushmoor is
characterised by lower house prices than Hart or Surrey Heath and is therefore more affordable,
given that median workplace earnings do not differ greatly between the three authorities.

7.

Across the HRSH area as a whole affordability has worsened significantly since 2012/2013. Hart and
Surrey Heath are now clearly less affordable that the average for the South East and affordability in
Rushmoor is equivalent to that of the South East England as a whole.
Figure 1: Ratio of Median House Prices to Median Gross Annual Residence-Based Earnings by Area

Source: ONS, Ratio of house price to residence-based earnings (median), 2002 to 2016, Table 5c

8.

Figure 2 shows the relationship between median house prices and median workplace earnings. This
is the affordability measure adopted by the Government in the consultation paper ‘Planning for the
right homes in the right places’ published in September 2017, and hereafter referred to as ‘Planning
for Homes’. This affordability measure may reasonably be regarded as the Government’s current
preferred measure of affordability, since it is the adopted measure in the Planning for Homes
consultation.
3

9.

The logic of choosing the affordability data set based on workplace earnings rather than resident
earnings (as shown in Figure 1) is not explained in the consultation paper. However the rationale is
likely to be that people should be able to afford to live in quite close proximity to where they work.
However in an area such as the HRSH HMA, this does overlook the possibility that workplace
earnings could vary between adjacent authorities despite the ease of commuting to a workplace in
an adjacent authority.

10.

In practice there is little difference in median workplace earnings in the three HRSH authorities, so
this is not an issue, though average house prices vary considerable when Rushmoor is compared with
Surrey Heath and Hart.
Figure 2: Ratio of Median House Prices to Median Gross Annual Workplace-Based Earnings by
Authority

Source: ONS, Ratio of house price to workplace-based earnings (median), 2002 to 2016, Table 5c

11.

Figure 2 presents much the same picture as Figure 1 of a significant decline in affordability in each of
the HRSH authorities since the years of the Global Financial Crisis (2007-09), with affordability
declining particularly rapidly since around 2012 – 2013.

12.

Data is now available in a more accessible format than previously on lower quartile house prices
benchmarked against lower quartile workplace and resident-based earnings. However, analysis of
this data is not presented, given that Government is favouring the use of affordability measures
based on median house prices and earnings data.

4

Recent Local Plan Examinations – Evidence of Inspectors’ View of Market
Signals Uplift
13.

Wessex Economics has undertaken a brief review of the view that Inspectors in Local Plan
Examinations have taken on the scale of market signals uplift that should be applied in planning for
homes, in order to achieve a ‘meaningful’ improvement in affordability.

14.

It should be noted that both the first two case study Local Plan Examinations were undertaken by the
same Inspector, Jonathan Bore. These two cases are the most recent Local Plan examinations
undertaken in authorities in the South East of England, with similar characteristics to the HRSH
authorities. However a different Inspector might take a somewhat different approach.

Waverley Local Plan Examination (Submitted December 2016, Inspector’s Main
Examination Completed, Main Modification submitted for Next Stage of Examination)
Inspector: Jonathan Bore
15.

16.

17.

The most relevant recent Local Plan Examination is that of the Waverley Local Plan. In summary, the
West Surrey SHMA (covering Guildford, Woking and Waverley) identified an OAN for the Borough of
519 dpa. This was derived as follows:


The demographic starting point (based on 2012 Household Projections – HHP hereafter) was
established to be 493 dpa. The 2014 HHP generates a lower demographic starting point.



There was deemed to be no need to increase this figure in the light of employment forecasts
(which indicated a housing requirement of only 319-334 dpa);



A 5% market signals uplift was applied in the SHMA, based on a partial reverse of the past
suppression of household formation.



No uplift for affordable housing was deemed necessary.



As a consequence the Examination Draft of the Local Plan for Waverley set out an OAN based
on the demographic starting point (493 dpa) with a 5.3% uplift in response to market signals,
giving an OAN of 519 dpa.

Through the Examination Process, the OAN for the Borough has been increased from 519 dpa to 590
dpa. The steps involved in arriving at this figure are:


A OAN essentially based on demographic starting point based on 2014 Household Projections
of 396 dpa



An uplift to 507 dpa to tackle affordability issues, the need for additional affordable housing,
and to take account of anticipated additional migration from London. This represents a 28%
uplift on the 2014-based demographic starting point.



A further uplift of 83 dpa to reflect a shortfall relative to OAN in Woking, this figure being half
of the shortfall relative to OAN identified in Woking. This takes the Local Plan figure to 590 dpa
(11,201 homes over a 19 year period 2013-32).

The relevant points for the HRSH authorities is the significant uplift (28% based on 2014 demographic
starting point) recommended by the Inspector in response to market signals, anticipated migration
from London and the need for affordable housing.
5

Mid Sussex District Plan (Submitted August 2016, Inspector’s Main Examination
Completed, Main Modification submitted for Next Stage of Examination)
Inspector: Jonathan Bore
18.

The Mid Sussex Local Plan was submitted for examination in August 2016, with hearings in the period
November 2016 to March 2017. The most useful document to understand how the figure for
planned housing minimum requirement of 1,026 dpa for the Plan Period of 2014-31 has been arrived
at is the Inspector’s letter of 20th February 2017 to Mid Sussex Council.

19.

The Inspector starts with identifying the demographic starting point, which, based on the 2014 DCLG
Household Projections, produces requirement for 730 dpa including a vacancy allowance. Mid
Sussex Council then applied an uplift of 24 dpa, leading to a conclusion that the OAN for Mid Sussex
is 754 dpa. The uplift was calibrated on an estimate of supressed household formation in the age
group 20-34.

20.

The Inspector notes that the approach to market signals is the same as had been taken in other
authorities in the same HMA and found sound; however, the Inspector has taken the view that
market circumstances have changed, since the housing market is no longer in recession and there is
clear evidence of rising house prices and worsening affordability in Mid Sussex as measured by the
LQ House Price to LQ Earning ratios.

21.

The Inspector states that ‘planned supply should be increased by an amount that, on reasonable
assumptions and consistent with the principles of sustainable development, could be expected to
improve affordability’. The Inspector makes reference to what other authorities are doing in their
OAN calculations and translated into Local Plans, saying: ‘action has been taken across a broad range
of authorities in response to worsening affordability, with market signals uplifts, mostly of 10-20%’
(see Annex 1 for a table submitted as evidence during the Examination of the Market Signals uplift
made by different authorities across England).

22.

The Inspector references the work presented by Lichfields based on the OBR house price forecast
and University of Reading house price model, which in the case of Mid Sussex indicated a need to
deliver 918 dpa to hold the affordability ratio constant to 2021. This represents a 26% uplift on the
demographic starting point. Mid Sussex Council, using the same data source, but variant
assumptions, generated a requirement for 854 dpa (a 17% uplift on the demographic starting point);
and the Inspector noted that the range 854-918 dpa ‘has a sense of realism about it’.

23.

The Inspector then discusses the need for affordable housing, and concludes that the evidence
presented on affordable housing need points to an OAN higher than that 754 dpa set out in the
submitted plan; and he concludes that an OAN of 854 – 918 dpa would allow ‘a substantial
proportion of affordable housing need to be met’.

24.

Then the Inspector considers projected job growth and the OAN. The Council and the Developers
Forum came to an agreed range for prospective job growth of 424-514 jobs pa. The Council stated
that their proposed housing requirement of 800 dpa would provide 420 jobs pa, but work by Barton
Willmore testing the range 424-514 job growth pa, indicated that this level of job growth would
require housing provision of 862 to 945 dpa; which the Inspector says lends weight to a higher OAN
than the plan proposed and ‘broadly lends support to 918 dpa derived from the affordability
analysis’.
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25.

In summary, the Inspector concluded that a significant uplift was required in response to the market
signals evidence, and in the circumstances of this one authority, the Inspector recommended a figure
of 876 dpa as the OAN, which represents a 20% uplift on the demographic starting point of 730 dpa.
The Inspector then went onto discuss unmet need in Crawley and Coastal West Sussex. The
Inspector, in the light of this review, indicated that Mid Sussex should accommodate 150 dpa of
Crawley’s unmet need, leading to a ‘minimum housing requirement for the plan period of 1,026 dpa’.

Stevenage Local Plan (Inspector’s Report dates October 2017)
Inspector: Louise Crosby
26.

27.

The approach taken to determine OAN in the Borough of Stevenage (and North Hertfordshire) as set
out in the 2015 Stevenage and North Hertfordshire SHMA was as follows:


Establishing the demographic starting point based on consideration of the 2008-based, 2011based and the 2012-based household projections. This established a requirement for around
380 dpa in Stevenage. Subsequent consideration of the 2014 HHP identified that the totals for
the two authorities would only rise by 15 dwellings pa, so it was deemed unnecessary to
recalculate the OAN figures using the 2014 HHP.



The SHMA then considered adoption of a demographic projection based on 10 year migration
trends. The effect of this was to reduce the total dwelling requirement based on demographic
considerations by about 10% compared to the demographic starting point. A small upward
adjustment was then made of 317 dwellings (relative to the revised demographic starting
point number of 19,714 homes) to allow for concealed households.



The assessment of potential future employment growth and the workforce indicated no
requirement to increase planned housing provision.



A market signals uplift of around 10% was added to the assessed baseline need based on
demographic projections. The Final OAN for the two authorities (21,685 dwellings), is actually
lower than the Demographic Starting Point identified in the SHMA, as a result of adopting a 10
year migration trend rather than a 5 year migration trend.

The Inspector endorsed without amendment the approach taken in the SHMA in terms of OAN; and
also supported a further increase in planned housing provision for an additional 300 homes,
generating housing target for the Plan or 7,600 homes for Stevenage in the period 2011-31.

Maidstone Local Plan Examination (Inspector’s Report dated July 2017)
28.

The Maidstone SHMA underwent a number of iterations over the course of the Local Plan
preparation, with the final version of the SHMA on which the Local Plan examination was based
being the June 2015 SHMA. The demographic starting point in the SHMA 2015 is based on the 2012
SNPP and HHPs. The Local Plan was submitted for inspection in May 2016.

29.

The OAN for Maidstone Borough identified in the SHMA 2015 was 928 dpa, based on the
demographic starting point determined by the 2012-based Household Projections, and uplifted by
5% in recognition of market signals.

30.

The assessment evidenced that this level of housing and population growth would be more than
sufficient to meet economic development needs in terms of labour force growth relative to
anticipated job growth. No uplift related to affordable housing need was applied as part of the OAN.
7

However, the SHMA did indicate that the Local Plan process would need to consider whether to plan
for increased net in-migration from London.
31.

The Inspector’s report on the Local Plan accepted the assessment of OAN, although the 2014-based
SNPPs and HHP, issued just a few days after the Submission of the Local Plan indicated a level of
housing requirement 3.6% greater than the OAN. The Inspector took account of some evidence of
reduced vacancy rates which would reduce the difference between the demographic starting point
based on the 2012 and 2014 HHPs; and considered it would be counter-productive to delay getting
the Local Plan in place to re-run the analysis based on the 2014 HHP, saying that the position could
be reassessed in the first review of the Local Plan.

32.

The Inspector noted that there were no requests to accommodate unmet housing needs from
neighbouring authorities; and no need to increase planned housing provision related to employment
needs. There was discussion at the Examination that a 5% uplift was ‘arbitrary and lacks a scientific
basis’; but the Inspector noted that the 10% uplift recommended by HBF was no more scientific. The
Inspector was also concerned about deliverability of a higher than 5% uplift to the demographic
starting point; and stated that the issue could be revisited at the first Local Plan Review.

33.

On affordable housing, the Inspector did not require an uplift, given concerns about deliverability in
the first 5 years of the Plan, relative to historic rates of delivery. Again, the Inspector was keen not to
delay the Local Plan process, and took the view that the issue should be re-visited in the first review
of the Local Plan.

34.

Key points to note from this examination is the extent to which the Inspector was keen to get the
Local Plan in place, and the willingness as a result to indicate that a number of the issues identified
should be examined in more detail at a Local Plan review.

Summary on Review of Recent Inspectors’ Comments on Local Plans
35.

This review of Local Plan Inspectors’ comments on Local Plan suggest that there has been a
significant shift over the last year to 18 months in terms of how Inspectors have assessed OAN and
how those preparing SHMAs and calculating OAN have gone about their task, although the two most
recent examinations have been undertaken by the same Inspector, and it is possible that a different
Inspectors might take different approaches.

36.

Thus, both the Maidstone and Stevenage and North Hertfordshire examinations (Inspectors reports
dated July and October 1017) are characterised by having very modest uplifts on the demographic
starting point in response to market signals. There is some adjustment of the official household
projections, generally with a preference towards a 10 year migration trend. Neither of these plans
and their associated SHMA identified the need for major uplifts associated with employment or
affordable housing requirements.

37.

In contrast, the two most recent Inspector’s reports examined, these being for Waverley and Mid
Sussex, both of which are probably more comparable to the HRSH area than Stevenage and North
Hertfordshire HMA and the Maidstone HMA, have seen the same Inspector being very pro-active in
commenting on OAN and seeking significant uplifts on the demographic starting point, particularly in
response to market signals.
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38.

In both these cases the Inspector also identified unmet needs in neighbouring authorities which were
added to respectively Waverley and Mid Sussex’s overall plan provision for housing. Given that the
Inspector for these two Examination’s is the same, there is a risk that the similarities in the decision
making process in each case is a reflection of that Inspector’s stance; and it might not be replicated
by a different Inspector – depending on how far the Planning Inspectorate encourages the following
of precedent.

39.

However, Wessex Economics would expect that since the proposals put forward by LPEG and the
recent Government consultation ‘Planning for the right homes in the right places’ would indicate that
the Government is generally becoming more focused on ensuring that the sum of all the Local Plans
will deliver the assessed need for housing at the national level. Whether or not the proposed
standard methodology for calculating OAN is adopted, this can be expected to re-inforce that the
current trend of greater uplift in OAN above the demographic starting point as a feature of emerging
policy in plan making and approval.

40.

Appendix 1, attached, reproduces evidence present by Lichfields to the Mid Sussex Local Plan
Examination on the scale of uplifts for market signals applied in recent examinations. Care should be
taken in interpreting this, since it is not clear that necessarily the demographic starting point has
been arrived at by the same method or that the uplift is calculated on the demographic starting point
as given by the Household Projections.

41.

Appendix 2 lists the 100 most recent Local Plan Submissions. The highlighted rows are those
authorities that might be deemed to have similarities to the HRSH HMA, and therefore which the
HRSH authorities may wish to keep an eye on in terms of Inspectors’ decisions on OAN and overall
Local Plan provision for housing.

42.

Appendix 3 updates a number of the market signals data relating to the rental market and housing
need.
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Appendix 1: Market Signals Uplifts Applied in Recent Local Plans

Source: Mid Sussex Local Plan Examination, Analysis by Lichfields, submitted by the Developers Forum
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Appendix 2: Market Signals: Most Recent Local Plans by Date Submitted

Source: https://www.gov.uk/guidance/local-plans
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Appendix 3: Update of Selected Data Tables in the HRSH SHMA 2016
Figure 9:10: Annual Income Required to Rent a Lower Quartile Property (updated @ November
2017)

Figure 9:11: Lower Quartile Rental Costs as % of Lower Quartile Earnings (updated @ November
2017)

Figure 9:15: Housing Benefit Claimants by Tenure, 2015

Figure 9.16: Change in Number and Percentage of Housing Benefit Claimants 2011-16

12

Figure 9.17: Homeless Households per 1,000 Households

Figure 9.18: Households Living in Temporary Accommodation per 1,000 Households
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Introduction
1.

This Annex to the Hart, Rushmoor and Surrey Heath Strategic Housing Market Assessment 2016
(hereafter the HRSH SHMA 2016) addresses a number of issues relating to employment and the
relationship with Objectively Assessed Need (OAN) identified in responses to the Consultation Drafts
of the Rushmoor Local Plan and the Hart Local Plan.

2.

In particular the Annex:


Discusses the weight that should be placed on employment forecasts in the light of the
proposals for a new standardised calculation of OAN set out in the DCLG September 2017
consultation document ‘Planning for the right homes in the right places: consultation
proposals’, hereafter referred to simply as ‘Planning for Housing’. Brief comment is also made
on the previous Local Plans Expert Group’ proposals for OAN.



presents up-dated information on employment growth based on the most recent official
statistics; and discusses these employment data in the context of developments in the
economy at national and local level, and what this might imply for forecast employment
growth in the HRSH area and its relevance to OAN.



presents analysis of the implications for OAN were employment to grow at a slower rate in the
period 2014-32 than assumed in the HRSH SHMA 2016; this is done by using the same
methodology for assessing the demographic and housing implications of employment growth
as used in the HRSH SHMA 2016, but runs the numbers for scenarios based on average job
growth 900 jobs pa and 1,050 jobs pa. These are compared with the housing implications of
job growth of 1,200 jobs pa assumed in the HRSH SHMA 2016.

Employment Considerations and the Proposed Standard OAN Methodology
3.

The proposals set out by DCLG in its consultation document ‘Planning for the right homes in the right
places: consultation proposals’, sets out an approach to assessing OAN that does not require any
assessment of the impact that employment growth on the requirement for housing. In this, the
proposals have common ground with the suggested approach to determining OAN set out by the
Local Plans Expert Group.

4.

The implications for the HRSH SHMA 2016 are significant if the DCLG’s proposed methodology for
calculating OAN is adopted; or even amended, but in a way that means that there is no direct linkage
between anticipated employment growth and OAN, as there is currently in PPG. No consideration
will need to be given to the housing implications of employment growth, though consideration will
still need to be given in the Local Plan to the implications of anticipated employment growth for
employment land requirements.

5.

This is are particularly significant for determining OAN, because in the HRSH SHMA 2016 it is the
uplift applied in response to expected employment growth that is the single most important factor in
increasing OAN to a level significantly above the demographic starting point. The SHMA has an OAN
of 1,200 dwellings pa compared to the demographic starting point of 785 dwellings pa (a 53% uplift
above the demographic starting point).
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6.

Annex 1 in this set of four update Annexes discusses the implications of the Government’s
consultation on adoption of a standard OAN Methodology, and the OAN that would emerge were the
proposed standard methodology to be adopted, and the current proposed timetable for adoption.

7.

For the purposes of this Annex it is relevant simply to note, that, the ‘Planning for Housing’
consultation sets out a standardised methodology to determine OAN that does not entail any
consideration of future job growth in determining OAN. In view of this, the HRSH authorities do not
regard it value for money to invest additional resources in accessing more recent employment
forecasts than those used in the HRSH SHMA 2016, given likely costs of around £6,000.

Employment Trends in the HRSH Area
8.

Since the publication of the HRSH SHMA 2016 additional data on employment in the HRSH area has
been published from official sources. Figure 1 below updates Figure 5.19 in the HRSH SHMA 2016,
with finalised data on employment for 2015 and provisional employment for 2016.
Figure 1: Employment (Employees and Working Owners) 2009-16 for the HRSH Area

Source: Wessex Economics, BRES: 2016 data is provisional
Note: Figures may not sum to totals due to rounding

9.

Figure 1 shows that employment has grown significantly in each of the three HRSH authorities in the
period 2011 to 2015, and employment is now well above the levels recorded in 2009. However,
Figure 1 shows that in 2015-16 job growth has stalled, with a loss of around 3,500-4,000 jobs in the
HRSH HMA, with around three quarters of the job losses being in Surrey Heath and a quarter in Hart.

10.

It is instructive to look at the sectors in which jobs have been lost. Figure 2 shows that the major job
losses in the period 2015-16 have been in the Arts, Entertainment, Recreation & Other Services
sector and the Transport and Storage sector, but some 2,850 jobs have been lost in other sectors
such as the Financial and Insurance and the Professional, Scientific and Technical sectors.
Employment in the Information and Communication sectors has stayed static.
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Figure 2: Employment Change 2015-16 by Sector

Source: Wessex Economics, BRES: 2016 data is provisional
Note: Figures may not sum to totals due to rounding.

11.

While employment in the HRSH area has fallen by around 3,500 to 4,000 jobs in the period 2015-16,
employment in the South East region has grown by some 80,000 jobs1. It would be too early to say
that the HRSH area maybe losing some of its appeal as a business location, but research indicates
that city centre locations are increasingly finding favour with technology businesses, while out-oftown or edge-of-town business parks are losing some of their appeal2. While the CamberleyFarnborough-Fleet-Aldershot urban area is a sizeable urban centre, it cannot be described as a city,
and lacks a dominant central business district.

12.

The urban structure of the Camberley-Farnborough-Fleet-Aldershot urban area can be contrasted
with Reading, which has a well-defined town/city centre. Reading has seen significant development
and take-up of new town centre offices in recent years, linked in part to investment in Reading
station and anticipation of the commencement of services on the Elizabeth Line. Reading city centre
has a critical mass of activity not achieved by any of the centres in the Camberley-Farnborough-FleetAldershot area.

Economic Trends at the National Level
13.

The consultation document ‘Planning for Housing’ does not discuss why the proposed standardised
approach does not give consideration to employment issues, other than noting that the relationship
between employment growth is often a source of considerable dispute. It is therefore a contentious
issue at Local Plan enquiries often taking up much time, as the validity of different assumptions are
debated.

14.

It is worth noting, however, that the economic and employment environment is now very different
to that of 2011-2012 when the NPPF was drafted, and even to 2013-14 when NPPG was drafted.

1
2

ONS Job Density data for 2016 has not been published as of 9/11/2017; and is likely to be published in January 2018

For example see the JLL Urban Tendency Report http://www.jll.co.uk/united-kingdom/en-gb/research/184/urban-tendencyreport ; and the parallel report on out-of-town/edge-of-town business parks http://www.jll.co.uk/united-kingdom/engb/research/215/business-parks-rising-to-the-challenge
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Unemployment in the UK peaked at 8.1% in 2011, the highest level since the mid-1990s, but has now
(August 2017) fallen to 4.3%, the lowest rate since 1975; and this is associated with a ‘record high
employment rate and a record low inactivity rate’3. This is at a level which many economists would
associate with ‘full-employment’.
15.

This would indicate that the immediate challenge facing the UK labour market is no longer job
creation; rather the challenge is associated with very slow wage growth. Wage growth is commonly
associated with productivity growth; productivity which has stagnated over the past decade4. Labour
shortages can be one of the factors that stimulate investment and productivity growth.

16.

Another factor relevant to labour supply is the fact that net migration to the UK has fallen to its
lowest level for three years. Net in-migration in the year to end March 2017 was 246,000; 81,000
lower than the 327,000 net in-migration recorded by ONS in the year to end March 2016. This may
be a factor in helping to sustain high levels of employment.

Implications for the HRSA Housing Market Area and the HRSH SHMA 2016
17.

The implication of national trends as set out above may imply that there is a constraint on
employment growth in the HRSH area, because of high levels of employment across the UK. As
discussed above this need not have a negative impact on the economy, since it may encourage
capital investment, which is likely to increase productivity and hence wages.

18.

However, such a scenario could well imply lower levels of employment growth than those assumed
in the central scenario for employment growth in the HRSH HMA as set out in the 2016 HRSH SHMA.
This assumes job growth of 1,200 jobs pa over the period 2014-32, and was derived as the mid-point
of forecasts from three different forecasting houses.

19.

Two of the Q4 2015 employment forecasts (out of three forecasts) used in the HRSH SHMA 2016
anticipated employment growth substantially below the 1,200 job growth pa assumed in the SHMA.
Experian’s Q4 2015 forecasts anticipated job growth of 910 jobs pa in the HRSH Area 2014-32; and
Cambridge Econometrics forecast job growth of 945 jobs pa; while Oxford Economics forecast job
growth of 1,480 jobs pa.

20.

In the light of the most recent employment figures at national and local level, it seems quite
probable that employment growth could be significantly below the 1,200 jobs pa growth assumed in
the HRSH SHMA 2016. Therefore it makes sense also to consider the housing implications of lower
levels of employment growth.

21.

This Annex examines the housing implications for two job growth scenarios, linked to the scenarios
set out in the HRSH SHMA 2016, these being: job growth in the HRSH area of 900 jobs pa 2014-32;
and job growth in the HRSH area of 1,050 jobs pa 2014-32.

22.

The HRSH authorities have decided not to commission new forecasts. To do so would cost around
£6,000+VAT; and depending on the date at which Local Plans come forward for examination, the
forecasts might be outdated, requiring further expenditure.

3
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http://www.bbc.co.uk/news/business-41252976
http://www.bankofengland.co.uk/publications/Documents/quarterlybulletin/2014/qb14q201.pdf

5

23.

Besides, it seems that the DCLG has recognised that the relationship between housing and
employment growth is complex, and therefore its own proposals for a standard methodology do not
require analysis of the link between employment growth and forecast employment growth. The
considerable uncertainty around forecasting employment growth over a 20 year period must be a
significant factor in the decision to downplay the role of future employment growth in the
assessment of housing requirements.

Housing Requirements Associated with Employment Scenarios
24.

As noted above, current economic conditions in the UK would indicate that the labour market has
close to or at full employment.

25.

Therefore future employment growth at the national level would imply further growth in the
economically active population. This might be achieved by higher levels of economic participation in
the labour market among people of working age, by net international in-migration of economically
active persons, or higher participation in the labour market by those of retirement age.

26.

However, if there is a constraint on labour supply this in turn may stimulate investment that will
increase productivity. This might be expected to increase average wages. There is much debate
currently of the impact of technology, particularly robotics and machine learning on employment in
many sectors that provide significant employment.5

27.

In considering the need for household growth and housing need in the HRSH HMA, the HRSH SHMA
2016, examines the housing requirements associated with a forecast rate of employment growth of
1,200 jobs pa over the period 2014-16. The same approach has been used to assess the housing
requirements associated with employment growth of 900 jobs and 1,050 jobs pa.

28.

This approach estimates the increase in the labour-supply required to fill the additional jobs, taking
account of commuting patterns and double jobbing (i.e. recognising that some people have more
than one job). The commuting patterns are taken from the 2011 Census and are set out in Figure
11.1 of the HRSH SHMA 2016. Estimates of double jobbing have been updated based on more recent
information, but in fact there does not appear to have been any notable change in the proportion of
people with more than one job in the HRSH area (remaining at around 3.7% of workers).

29.

In this Annex the projections run from 2016 rather than 2014, the date used in the HRSH SHMA 2016.
This is because population data (mid-year estimates) up to 2016 are now available, and these
therefore provide a baseline figure that cannot be changed. Any required increase in migration to
allow enhanced job growth can only be modelled for the future. The housing need outputs still cover
the period from 2014.

30.

Additionally, it would be possible to consider if there might be changes to unemployment in the
future. If people currently resident in the area are brought back into employment, then a job can be
filled without any requirement for an increase in net in-migration and hence additional homes.
However data from the Annual Population Survey suggests that unemployment in the three local

5

See Automation and the Workforce, Parliamentary Office of Science and Technology for a short overview of the
debate of the impact of Automation Technologies on the Labour Force file:///C:/Users/Chris/Downloads/POST-PN0534.pdf
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authorities is already low (rates from 2.5% (Hart) to 3.2% (Rushmoor) shown for 2016) and so there is
limited scope for further improvements.
31.

Figure 3 presents estimates of the level of increase in the labour supply required if different levels of
job growth are assumed. The figures are based on a commuting ratio of 1.075 (i.e. around 7.5% more
people commute out for work than commute in) and a double jobbing ratio of 0.963. These
assumptions are unchanged from the HRSH SHMA 2016.

32.

As in the HRSH SHMA 2016, the population uplift required to match additional job growth in the
HMA is applied equally across the HMA area; that is the same percentage rate of increase in
population is applied to each of the individual authorities.

33.

It would be inappropriate to seek to align the required uplift in one authority to the projected
employment growth in that particular authority, for two reasons:

34.



First, the HRSH Housing Market Area is also a single Functional Economic Area; therefore, it is
reasonable to assume that employers in the area will source labour from across the FEA,
regardless of local authority boundaries. This is particularly so given that the major centres of
employment in the HRSH area are all in close proximity to each other.



Second, the employment forecasts for individual authorities are less robust that the forecast
for the HRSH HMA as a whole. Employment forecasts are essentially projections of past trends
and given changes in land uses and planning for employment creating uses, there is no
certainty that the distribution of employment growth in the HMA in the future will reflect that
of the past.

Figure 3, shows the additional supply of labour resident in the HRSH SHMA needed to enable growth
of 900, 1,050 and 1,200 jobs pa respectively, assuming no change in the net commuting balance and
the level of double jobbing. With annual growth of employment in the period 2016-32 of 900 jobs pa
there will be a need to increase the resident labour force by 14,900 persons. The equivalent figure
for an annual rate of job growth of 1,050 jobs is 17,390 workers; and 19,870 workers for an assumed
job growth of 1,200 jobs pa 2016-17. Figure 3 also shows the equivalent figures for the period 201636.
Figure 3: Estimated Growth in Resident Labour Supply Required to Meet Job Growth Forecast
Time Period
2016-32
2016-36
900 jobs per annum
14,903
18,628
1,050 jobs per annum
17,387
21,733
1,200 jobs per annum
19,870
24,838
Source: Wessex Economics

35.

The next step required to assess the need for additional net in-migration to provide sufficient labour
to support anticipated employment growth is to estimate how economic activity rates may change
over the projection time period. The approach used in this Annex is the same as that set out in the
HRSH SHMA 2016.

36.

Essentially, the demographic data is split into estimates of the number of people of working-age and
the number of pensionable-age; this takes account of changes to pensionable age as set out in the
Pensions Act 2014. An estimate of the proportion of these people who are economically active is
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then undertaken (using Census data to provide a baseline) with the general assumption being that
the proportion of people of working-age who are economically active will not change, but that there
will be a modest increase in the proportion of people of pensionable age who are active. The HRSH
SHMA 2016 sets out in detail the methodology used (see paragraphs 11.19 to 11.49 of the HRSH
SHMA 2016).
37.

38.

Figure 4 shows the resultant housing need linked to the three different employment scenarios set
out in this Annex, by individual authority and for the HRSH HMA as a whole. Figure 4 shows two sets
of figure as follows:


The first column for each employment scenarios is linked to the demographic starting point as
set out in Annex 2



The second column is linked to the alternative demographic scenario described in Annex 2
paras 15 to 18, which assumes a return to a ‘part-return-to-trend’ to a household formation
rate that sits between figures in the 2014-based projections and those in an older 2008-based
version.

When compared with equivalent outputs from the HRSH SHMA 2016, it can be seen from
comparison of the 1,200 job growth scenario that the levels of housing need presented in this Annex
are slightly lower than the equivalent figures in the SHMA 2016. This is attributable to the 2014based projections typically including fewer older people (less of an ageing population due to lower
increases in old age life expectancy) than the 2012-based version; and also because the projections
developed here only model the jobs from 2016 onwards, data for 2014-16 being fixed by reference
to ONS MYE.
Figure 4: Estimates of Annual Housing Need for Employment Based Scenarios – 2014-32
900 jobs pa

Hart
Rushmoor
Surrey Heath
HRSH

Stage 1
HRRs
260
300
299
859

PRT HRRs
282
338
324
944

1,050 jobs pa
Stage 1
HRRs
286
330
325
941

PRT HRRs
308
369
350
1,027

1,200 jobs pa
Stage 1
HRRs
311
360
351
1,022

PRT HRRs
334
399
377
1,110

Source: Wessex Economics

39.

Figure 5 shows that the same analysis projected to 2036 are generally somewhat higher in terms of
housing requirements. This is because there are no further changes in pensionable age in the 203236 period (i.e. lower increases in the working-age population) and because this period does have a
greater ageing of the population. However, it may be questionable if the same level of job growth
would be expected post-2032 as has been projected in this report.
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Figure 5: Estimates of Annual Housing Need for Employment Based Scenarios – 2014-36
900 jobs pa

Hart
Rushmoor
Surrey Heath
HRSH

Stage 1
HRRs
274
313
315
901

PRT HRRs
294
348
337
979

1,050 jobs pa
Stage 1
HRRs
300
344
342
986

PRT HRRs
321
380
365
1,066

1,200 jobs pa
Stage 1
HRRs
327
375
369
1,070

PRT HRRs
348
412
393
1,152

Source: Wessex Economics
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