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Matter 3: Housing - the Objectively Assessed Need for
Housing and the Housing Requirement
3.1) Having regard to the transitionary arrangements contained in the NPPF,
2018 is the use of the standard methodology for calculating housing need
justified?
1.

The Government has clearly stated in Footnote 22 of the NPPF (2018) that during
the transitional period for emerging plans submitted for examination (set out in
paragraph 214), consistency should be tested against the previous Framework
published in March 2012.

2.

The Government’s position is that under the transitional arrangements, the
standard methodology will only apply to those Local Plans submitted after 24
January 2019, and that the policies in the 2012 Framework will apply for the
purpose of examining plans, where those plans (like Hart’s) are submitted on or
before 24 January 2019. Where such plans are withdrawn or otherwise do not
proceed to become part of the development plan, the policies contained in this
Framework will apply to any subsequent plan produced for the area concerned.

3.

HDC has produced a topic paper which seeks to explain the housing target1. It
identifies the following housing need figures for Hart:
Table 1: Housing need figures for Hart and the plan target
OAHN
2014-2032

Annual number

OAHN
(adjusted for
the period
2016-2032)2

Standard
method 20162032

Plan target
2016-2032

382

365

292

388

6,876

5,833

4,672

6,208

of homes

Total number of
homes

1

Topic Paper: Housing Numbers and Spatial Strategy (TOP1)
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4.

Matter 3

HDC refers to the transitional arrangements set out in ‘Planning for the right
homes in the right places’.2 Table 1 of the document stated that in the case of
where a Plan has been published, but not yet submitted, if the Plan will be
submitted for Examination on or before 31 March 2018 or before the revised
Framework is published (whichever is later), continue with the current plan
preparation – otherwise, they should use the new standardised method.

5.

It is evident from reading paragraph 9.7 of the HDC Cabinet Report dated 3
January 2018 which sought approval for the Proposed Submission Local Plan to
be published and consulted upon3:
“Having regard to the Government draft transitional arrangements12
the PSLP should not be submitted to the Secretary of State before 31
March 2018 or before the revised NPPF is published (whichever is
later). It is at this point in time that the new methodology will formally
then be in in place”.

6.

Paragraph 9.8 of the Report goes on to state:
“This does not prevent the Council in the meantime from publishing
and consulting on the PSLP. The risk to the Council however, is that
the Government does not proceed with the use of the methodology
or that its implementation is delayed. In these circumstances the
submission of the PSLP would inevitably be delayed because the
Council may need to revisit the PSLP and its associated evidence
base to adjust it to reflect the circumstances pertaining at the time –
subject to the nature of any changes required, this may necessitate
the rerunning of fresh consultation and assessment stages”.

7.

As the HLPSS was submitted for Examination in June 2018, and the Revised
NPPF was not published until July 2018, it is not apparent why it chose to ignore
this national guidance, particularly as it refers in TOP1 to the ongoing uncertainty
regarding possible future changes to the proposed standard methodology. Nor is
it clear why it disregarded the clear advice and warnings of Officers as to the

2

DCLG, September 2017
Core Document CD12
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dangers for HDC of submitting the Plan for Examination prior to the publication of
the Revised NPPF.

8.

Whilst it is apparent that HDC’s Draft Plan is expected under the transitional
arrangements to be considered against the original NPPF and its supporting
guidance4, it is important that recognition is given to the fact that if the standard
methodology were to be applied, it would highlight a significantly lower housing
need requirement for Hart. Clearly, a future review of the Plan will, in due course,
be required to adhere to the standard methodology.

9.

We note the conclusion of the ‘2016-based Subnational Population Projections
and Housing Need Using the ‘Standard Methodology’ (Core Document HOU8)5
that Hart’s identified housing need using the Standard Methodology has fallen
from 292 dpa to between 279 and 287 dpa.

10.

Whilst WPC believes that in terms of the transitional arrangements that have
been set out for local authorities to follow, it is apparent that the HLPSS needs
to be considered against the 2012 NPPF and associated guidance, it does
believe that the new Standard Methodology is a significant material
consideration. It believes that the Standard Methodology, together with the
2016-based household projections, very firmly demonstrate that the latest
demographic information now shows a significantly lower future housing
requirement for both the Housing Market Area and Hart District. It is also now
apparent that Hart’s actual overall housing requirement is now lower than the
OAN figure identified in both the 2016 SHMA and HLPSS.

11.

The implications of implementing a planning strategy now, which will be delivering
significantly more housing than the latest evidence points to a need for, are very
serious regarding the overall sustainability of the HLPSS. This is particularly
crucial, given that HDC is seeking to go much further, and justify an even greater
over supply as a result of additional housing completions expected from a new
settlement from 2024/25 which are not accounted for in its identified housing
supply for the Plan period.

4

Paragraph 214, NPPF (2018)
Paragraph 5.6, jg Consulting, June 2018
jb planning associates matter 3 hearing statement
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12.

Matter 3

The Government acknowledges that when the new Standard Methodology
becomes effective there could be circumstances where actual housing need might
be above the figure identified under the published formula. Particularly where
additional growth above historic trends is likely. Typical examples being where
growth funding for major strategic infrastructure is being planned, which would
support new homes, or where a local authority is tasked with accommodating a
high amount of unmet housing need from elsewhere.

13.

However, none of the above circumstances are applicable to Hart District, which
is not a favoured growth area. Furthermore, it is apparent from reading the
Infrastructure Delivery Plan6 that the cost of much of the required infrastructure is
either still to be confirmed or unknown. Similarly, the Transport Assessment7 fails
to identify any transformational transport improvements that are scheduled to be
implemented in Hart, which would necessitate significantly greater housing
provision.

3.2) Does the use of the standard methodology fulfil the requirements of the
first bullet point of Paragraph 47 of the NPPF, 2012?
14.

The first bullet point of Paragraph 47 of the 2012 NPPF seeks to boost
significantly the supply of housing, with local authorities expected to use their
evidence base to ensure that their Local Plan meets the full, objectively assessed
needs for market and affordable housing in the housing market area, as far as is
consistent with the policies set out in the Framework, including identifying key
sites which are critical to the delivery of the housing strategy over the plan period.

15.

It is apparent that the way in which the standard methodology8 has been used by
HDC would significantly boost the supply of housing, with HDC identifying a
housing requirement of 388 dpa that is greater than the 382 dpa referred to in its
2016 SHMA (Core Document HOU1a). However, it is also apparent that the
significant boost to the housing supply is being made at complete variance to the

6

IDP [June 2018] (Examination Document INF1)
TA [January 2018] (Examination Document INF2)
8
PPG (2018) – Paragraphs 001-019, ID Ref: 2a (001-019) - 20180913
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evidence base which shows that latest level of actual housing need identified if
the standard methodology is correctly followed is much lower9.

16.

Even without a new settlement, HDC will be boosting significantly the supply of
housing, and significantly exceeding the latest demographic evidence of
objectively assessed needs10.

17.

WPC would once again refer to the content of ‘Planning for the right homes in the
right places’, which specifies very clearly in paragraph 36 that:
“Local planning authorities, when calculating their local housing need,
should always use the most up-to-date data available. The housing
need figures we have published are based on the 2014 based
household projections (published July 2016), and 2016 house price to
earnings ratios (published March 2017). The household projections are
updated every two years in the summer, and the house price to
earnings ratios are published annually in March”.

18.

Consequently it is apparent that HDC should have by now published updated
housing requirement figures based upon the content of the 2016-based
household projections.
3.3) Is uplifting the housing requirement by some 33% above that calculated
by the standard methodology to 388 dwellings per annum justified? What
evidence are the uplifts based upon?

19.

No.

20.

Paragraph 2.10 of TOP1 sets out HDC’s justification for uplifting the standard
methodology starting point from 292 dpai. It suggests removing the cap takes the
figure to 310 dpa. It then added a further 25% uplift. Overall, adding a 33% uplift
in total. It states that removing the cap was considered to potentially be
insufficient contingency for the standard method changing. Flexibility for nondelivery, or delayed delivery would mean that once the actual planned supply of

9

See Table 1: Application of NPPG to housing needs in Hart and HMA 2016-2032 in Appendix 1
of this Hearing Statement
10 Paragraph 4.13, TOP1 – Topic Paper: Housing Numbers and Spatial Strategy
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400 homes per annum is compared against the Government’s start-point figure of
292 homes per annum, the degree of flexibility increases to 37%.

21.

The evidence WPC commissioned from Urban & Regional Policy (see Appendix
1) has highlighted that the 2016 SHMA OAN housing target of 382 dpa was
significantly higher than that which would result from application of the Standard
Methodology housing need calculation (324 dpa). This included a major ‘uplift’
74% above the relevant demographic projections of need (207 dpa – 2014-based
household projection; 216 dpa – 2016-based household projection).

22.

Paragraph 4.11 of Appendix 1 explains that the 2016 SHMA revision was
produced under the previous housing need guidance, and used projections that
pre-dated the 2014-based projection11. It proposed increases for vacancy
(+2.9%), demography (+13%) and market signals (+31%) adding up to 292 dpa.
The market signals uplift applying the current NPPG method is 49.9% giving an
OAN of 324 dpa (Table 1).

23.

The uplift above demographic trend for affordability is 31% in the 2016 SHMA and
HLP and 50% in the 2018 NPPG. The housing needs update note from Urban &
Regional Policy points out that in the particular circumstances of Hart this uplift
will not in practice meet the needs of the newly-forming households who make up
most of the growth in housing needs. It is also only slightly relevant to the labour
needs of the local economy, which depends on the whole housing stock, not just
the new provision. Rather, the additional provision risks attracting more retirees
and out-commuters. This result would be entirely at variance with sustainable
development – the prime aim of NPPF (old and new). The use of the standard
methodology increases this risk, though the differences attributable to this alone
(292 to 279-287 – 2% to 4%) are relatively trivial in comparison.
3.4) Does or should the housing requirement formally include any unmet
need from Surrey Heath?

24.

No.

11

a combination of 2012 based households and 2014-based population projections
jb planning associates matter 3 hearing statement
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25.

Matter 3

It is important to note that whilst the HLPSS is being considered in the context of
the 2012 NPPF, the Surrey Heath Local Plan will need to accord with 2018 NPPF
and its associated guidance, including the standard housing methodology. It is
apparent that the proposed formula for assessing housing needs has identified a
much reduced annual housing requirement across the HMA12. The identified
annual drop of 262 dwellings across the HMA would result in a much lower HMA
requirement over the course of the Plan period.

HMA Area

26.

SHMA OAN
Housing
Requirement (dpa)

Proposed
Standard
Methodology (dpa)

Difference
(dpa)

Hart

382

292

-90

Rushmoor

436

294

-142

Surrey Heath

352

382

+30

HMA Total

1200

938

-262

HDC clearly states in paragraph 4.8 of TOP1 that
“It can be seen that across the HMA as a whole, using the most up to
date approach (i.e. the standard method) a large surplus of over
4,500 dwellings will be delivered. This excludes the contribution
expected from the Murrell Green/Winchfield new settlement, and
assumes that the shortfall of 731 homes in Surrey Heath will remain
that size. Hart’s surplus alone of 1,729 homes more than
compensates for the potential shortfall”.

12

Application of proposed formula for assessing housing need, with contextual data, DCLG,
September 2017
jb planning associates matter 3 hearing statement
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27.

Matter 3

As well as demonstrating the lack of any unmet need from Surrey Heath, this is
also an important reinforcement of the evidence base demonstrating a complete
lack of need or justification for making provision for any new settlement within this
Plan period.

28.

Whilst concerns were previously raised through the SHMA of a potential housing
supply shortfall occurring in Surrey Heath Borough, more up to date evidence
from the 2016-based household projections now points to this no longer being the
case.

29.

The Surrey Heath Local Plan is still at a relatively early stage of production, with
the Pre-Submission Local Plan not due to be published for consultation until mid2019 (at the earliest). Consequently, there is currently significant uncertainty
regarding its final overall housing requirement figure. Nevertheless, at the present
time no housing supply shortfall has been identified in respect of Surrey Heath13:
Potentially, the Rushmoor Local Plan may well over-deliver given that its identified
housing requirement under the standard methodology is significantly lower than
the previously identified SHMA OAN figure.
“It is stressed that Surrey Heath may yet address, or at least reduce,
the shortfall. Its Plan is at an early stage; there was a ‘call for sites’
alongside the Regulation 18 consultation, and both Hart and
Rushmoor have raised issues with the evidence base suggesting
that additional options should be explored further. Thus there is no
firmly established shortfall at this stage”.

30.

Whereas, it is apparent that Surrey Heath’s potential shortfall of 731 homes is
expected ‘post 2028’14, and that a very large surplus in provision within the
Housing Market Area of 4,500 dwellings has been identified15:
“All of this illustrates that the Hart Local Plan has been positively
prepared taking into account the wider needs of the housing market
area. Certainly the standard method is the up to date approach in
terms of national policy and guidance. Thus significant weight

13

Paragraph 4.9, Topic Paper: Housing Numbers & Spatial Strategy (TOP1)

14

Paragraph 4.10, Topic Paper: Housing Numbers & Spatial Strategy (TOP1)
Paragraph 4.11, Topic Paper: Housing Numbers & Spatial Strategy (TOP1)
jb planning associates matter 3 hearing statement
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should be attached to the conclusion that across the HMA as a whole
there is a surplus of 4,500 homes over the minimum housing need
figure across the HMA”.
31.

It is noteworthy that Surrey Heath Borough Council has raised no objection to the
Hart Local Plan with regard to any failure to provide for unmet need.
3.5) If the use of the standard methodology for calculating housing need
was considered to be inappropriate, is the objectively assessed need figure
of 382 dwellings per annum set out within the Strategic Housing Market
Assessment (SHMA) robust?

32.

No, WPC considers that the available evidence points to the figure being overinflated.

33.

Analysis undertaken by Urban & Regional Policy for WPC has shown that the
level of OAN proposed in the HLP is primarily the product of the planned
employment increases in the HRSH HMA of 1130 pa. This increases the uplift in
Hart above demographic factors to 74% (to 382 dpa).

34.

Paragraph 18 of Wessex Economics’ discussion of OAN (HOU2a)16 highlights
that the level of assumed economic growth, and associated housing need
underpinning the 2016 SHMA has been significantly over-optimistic in its
assumptions:
“The review of employment growth set out in Annex 4 identifies that
in 2015-16, the HRSH economy has experience a significant set-back
with the loss of around 3,500 to 4,000 jobs. When combined with the
evidence of full-employment in the UK economy, this calls into
question whether the HRSH economy will in fact see employment
grow at the pace assumed in the HRSH SHMA 2016 of 1,200 jobs pa
in the period 2013-32”.

35.

WPC’s representations at both the Regulation 18 and 19 stages of the Local Plan
process have contained detailed analysis of employment trends by Urban &
Regional Policy (see Appendix 1), which have severely criticised the employment

16

Hart, Rushmoor and Surrey Heath SHMA, Summary and Discussion of OAN in the light of
DCLG’s Proposals and Updated Data, December 2017 (HOU2a)
jb planning associates matter 3 hearing statement
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forecasts as unrealistic. WPC considers that the analysis has been vindicated by
this recent evidence, which has demonstrated a decline in employment across the
HMA of 3,500-4,000 jobs.
36.

Paragraph 20 of Annex 4 (Review of OAN Employment Uplift) within Core
Document HOU2b17 produced by Wessex Economics reinforces this point:
“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…”.

37.

Wessex Economics goes on to freely admit that the proposed uplift being made to
the demographic starting point for identifying the HMA’s OAN is extremely high. 18
WPC would point out that the uplift is especially high when compared to other
SHMA’s from elsewhere.
“It is important to re-iterate that the OAN set out in the HRSH SHMA
2016 of 1,200 dpa represents a very substantial uplift (53%) over the
demographic starting point of 750 dpa”.

38.

The footnote to Table 1 in TOP1 explains that the OAN 382 dpa relates to the
period 2014-2032. The OAHN adjusted for the Plan period (2016-2032) is actually
specified as being 365 dpa. This is stated as meaning that as a result of the 1,043
homes built between 2014 and 2016, the 6,876 dwelling requirement for the Plan
period results in a residual housing requirement for the Plan period of 5,833
homes (365 dpa) [our emphasis].

39.

This housing requirement is 375 dwellings more than the housing provision total
of 6,208 dwellings set out in Policy SS1, and the housing supply exceeds the
OAHN by 568 homes19.

40.

Furthermore, and more importantly, the 382 and 365 dpa figures are based upon
out of date information. The OAN is required to be based upon the latest
demographic information, which is the 2016-based Household Projections.

17

Hart, Rushmoor and Surrey Heath SHMA 2017, Annex 1: DCLG Consultation on a Standardised
OAN Methodology, December 2017 (HOU2b)
18
Paragraph 29, HOU2a
19 Paragraph 4.4, TOP1
jb planning associates matter 3 hearing statement
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41.

Matter 3

The evidence WPC commissioned from Urban & Regional Policy (see Appendix
1) has highlighted that if the correct and more appropriate 2016-based household
projection figures are used, the true start point figure is 216 dpa. Applying an
affordability uplift of 49.9% (in accordance with the NPPG formula) produces a
final housing requirement figure of 324 dpa.

42.

The demographic starting point for the 382 dpa SHMA figure for Hart was 254
dpa20, an uplift of 52%. Applying the same uplift to the comparable demographic
starting point from the 2016-based household projection (216 dpa) would be 332
dpa – essentially the same as above.

43.

Given the particular circumstances of Hart, such uplifts (whether 31%, 50% or
74% above demographic trends) will not in practice meet the needs of the newlyforming households who make up most of the growth in housing needs.

_________________________________________________________________
PC/1399/JB
24 October 2018

20

this was already 13% above the DCLG 2014-based household projection because it was based
on earlier household formation rates applied to the 2014-based population projection, and also
included provision for vacancy.
jb planning associates matter 3 hearing statement
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Note to Winchfield Parish Council

1

Hart Local Plan Inquiry: housing needs update

Introduction
This commission

1.1

In previous reports I examined the December 2014 Strategic Housing Market Assessment
(SHMA)1, for the three local authorities comprising the Housing Market Area (Hart and
Rushmoor (Hants) and Surrey Heath (Surrey)), and updated this critique in the light of the
revised SHMA, dated November 20162.

1.2

This note is intended to assist Winchfield Parish Council in making their input to the Public
Local Inquiry (PLI) into the Hart Local Plan (HLP). It aims to update the demographic
material in my previous reports in the light of changing national policy and information.

2

Policy context
National context

2.1

The 2012 National Planning Policy Framework (NPPF) has recently been superseded by
the 2018 version (July 2018) and Planning Practice Guidance (PPG) on housing need has
recently been published by the Ministry for Housing, Communities and Local Government
(MHCLG).

2.2

In essence NPPF requires Local Plans to make provision for ‘objectively assessed needs’
(OAN) for housing unless this is incompatible with the principles of sustainable
development. There is a duty on individual local authorities to co-operate in distributing
OAN so as to achieve this result.

2.3

The major changes instituted by the latest NPPG are:
a) OAN relates to individual District Local Plan areas rather than (as formerly) a wider
Housing Market Area (HMA); and
b) A new standard method for estimating OAN has been published, with related data
tables. The stated purpose is to reduce complex and expensive argument at PLIs, and
comprises three steps:

2.4



Step 1: The annual increase for 2016-26 in the most recent household projection3, is
taken as the baseline for annual housing need in each local authority area.



Step 2: Adjusting for ‘market signals’ by increasing the baseline figure by 0.25% for
each 1.0% increase above 4.0 in the ‘affordability ratio’ (median house price relative
to workplace-based median earnings);



Step 3: To ensure the resulting amount of housing is deliverable, it is proposed to
cap increases at 40% above the current annual requirement figure for LAs that have
adopted their Local Plan within the last 5 years; and (for less recent adoptions) at 40
% above the higher of their Local Plan figure and the ONS projected household
growth.

Higher figures than the standard method above may be proposed where these can be
justified by reference to a planned growth strategy.

1

Urban & Regional Policy (November 2015), Critique of Hart, Rushmoor & Surrey Heath SHMA
Urban & Regional Policy (January 2017), Housing needs in Hart – update
3
at present the 2016-based series produced by the Office of National Statistics (ONS)
2

Alan Wenban-Smith, Urban & Regional Policy
Final Note, 22 October 2018
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Application of current (2018) NPPG in the local context

3.1

Under current NPPG the District rather than the Housing Market Area (HMA) is the
designated scale for determining OAN. However, the HMA was the basis of much of the
local policy-making in the Local Plans of the three constituent Districts, and it remains an
important reality for housing demand and infrastructure provision.

3.2

Since the Hart Local Plan falls within the transitional arrangements specified in Annex 1 to
the 2018 NPPF, the 2012 NPPF and related guidance continues to apply. However,
transitional arrangements are in their nature temporary, while the Local Plan covers a 16year period. To ensure its relevance over the plan period, this note applies the 2018
NPPG methodology and 2018 household projections to housing needs in the Hart Local
Plan and in the HMA as a whole. Table 1 shows the results of applying the current
standard methodology to the HMA and for Hart alone. The market signals uplift applying
the current NPPG method is 49.9% giving an OAN of 324 dpa (Table 1).
Table 1: Application of 2018 NPPG to housing needs in Hart and HMA 2016-2032

2016

Hart
2026

2032

HMA (Appendix 2)
2016
2026

Step 1.1: ONS 2016-based
37,129
39,297
40,347
109,267
113,997
projection (Appendix 1):
Step 1.2: 2016-26 dpa,
216 dpa
40,585
473 dpa
continued to 2016 to 2032
Step 2: Affordability uplift
324 dpa (+49.9%)
42,310
692 dpa (46.40%)
(Appendix 3)
Step 3: Deliverability ‘cap’
No change (below
relative to current local
current local
42,310
n/a
assessment
assessment: 388 dpa)
Source: ONS 2016-based household projections (Sept 2018)
Note: HMA 2016-2026 growth based on average rate 2016-41 (Appendix 3)
3.3

4

The demographic baseline of the Local Plan is derived from the 2016 SHMA revision, was
produced under the 2012 guidance, and used projections that pre-dated the 2014-based
projection 4. It proposed increases for vacancy (+2.9%), demography (+13%) and market
signals (+31%) adding up to 292 dpa5.
Comments on the demographic data
Step 1: Household formation and household size

4.1

4
5

Successive Censuses from 1971 to 2001 indicated a long-term trend of steady decline in
household size (ie more households for a given population), but the 2011 Census signalled
an abrupt halt to this trend, recognised in the 2011-based projection (Figure 1). There can
be little doubt that this represented the impact of the 2008 financial crisis on new
household formation. The 2016 ONS household size projection is higher on this account
than the previous 2012- and 2014-based versions (leading to lower numbers of
households), but continues to presume a return to close to the pre-2001 rate of change –
though delayed until about 2020. At national level the rate of growth has fallen from
210,000 pa (2014-based) to 159,000 pa (2016-based).

a combination of 2012 based households and 2014-based population projections
The final HLP figure of 388 dpa is the result of a further addition for the economic growth plan

Alan Wenban-Smith, Urban & Regional Policy
Final Note 22 October 2018
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The key question since then has been whether this is temporary ‘blip’, after which there
will be a return to trend, or whether this is the ‘new normal’. MHCLG takes the view that
a return to trend will occur, the only question being when this will happen. Figure 1
shows how the ‘return to trend’ has been put off by successive projections.
Figure 1: Household size trends in recent projections

4.3

Although the baseline for OAN is the latest household projection, the change from
210,000 to 159,000 pa (a reduction nearly 25%) in the national projection has been
accompanied by a change from 210,000 to 300,000 in the national housing target (an
increase of over 40%). Clearly this cannot be supported by application of current NPPG
methodology in Local Plan, which could not justify a target nearly double the 2016-based
ONS projection. The Government’s response to the consultation on the draft NPPF (in
July 2018) anticipated this problem and stated:
In the housing white paper the government was clear that reforms set out (which
included the introduction of a standard method for assessing housing need)
should lead to more homes being built. In order to ensure that the outputs
associated with the method are consistent with this, we will consider adjusting
the method after the household projections are released in September 2018. We
will consult on the specific details of any change at that time.
It should be noted that the intention is to consider adjusting the method to
ensure that the starting point in the plan-making process is consistent in
aggregate with the proposals in ‘Planning for the right homes in the right places’
consultation and continues to be consistent with ensuring that 300,000 homes
are built per year by the mid 2020s.
Guidance: Housing Need Assessment, updated 13 September 2018

4.4

In addition, the Hart Local Plan falls within the transitional arrangements specified in
Annex 1 to the 2018 NPPF, meaning that 2012 NPPF and related guidance continues to
apply. In the case of Hart, there are three possible outcomes for Step 1 of the housing
need process:
a) Reversion to the 2014-based projection: 201 pa6.
b) Application of current standard method: 216 pa (Table 1 above).
c) Application of a future national target-led projection: effects unknown.

4.5

These alternative outcomes need to be borne in mind when considering the next steps.

6

Urban & Regional Policy (January 2017), Housing needs in Hart – update, Table 3, (excluding 2.9% vacancy
allowance)

Alan Wenban-Smith, Urban & Regional Policy
Final Note 22 October 2018
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Step 2: Market signals and affordability

4.6

At national level, the markedly lower successive household projections reflect the
increasing impact of housing costs on the formation of new households. However, in Hart
the differences from 2014-based figures are minimal (see 4.4 above). Moreover, as
shown in Figure 2 below, the distribution of households by age group continues to show a
decreasing numbers of young households (-104 pa), and increasing numbers of elderly
(+370 pa). The national picture is similar, though the net increase in elderly and net
decrease in young households are more marked in Hart.

4.7

Figure 2 also shows that the flows of households have very different characteristics from
the net changes in the stocks of households. In particular:
a) The annual rate of formation (inflow) of new young households (535 pa) is more than
double the overall net change (201 pa)
b) The housing being relinquished by outflow of elderly (-458 pa) is not necessarily
relevant to the inflow of new young households, either in terms of price or type;
c) The expanding number (stock) of elderly households (+370 pa) implies a need for
downsizing, and for provision for housing supported by care.
Figure 2: Household stocks and flows by age-group, Hart 2016-2032

4.8

The implications for affordability are profound. The overwhelming majority of newlyforming households are young, and (as discussed in my earlier reports) their ability to buy
or rent new homes has become increasingly limited. This is reflected in the lower rates of
household formation picked up by successive household projections. In Hart this critically
affects the arguments for housing provision associated with both affordable housing and
planned economic growth (Section 5 below).
Step 3: application of deliverability cap

4.9

Since the outcome of the NPPG method (324 dpa) is below the provision made in current
plans (388 dpa) the cap does not apply.
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Planned growth strategy

4.10

5
5.1

The level of OAN proposed in the HLP is primarily the product of the planned employment
increases in the HSRH HMA of 1130 pa. This increases the uplift in Hart above
demographic factors to 74% (to 388 dpa). My previous reports severely criticised the
employment forecasts as unrealistic, a judgement that seems to be confirmed by the
decline in HMA employment of 3,500-4,000 that has taken place since they were
produced7.
Implications of proposed uplift
Both the 50% uplift to the 2016-based projection for housing market signals under the
new NPPG, and the 74% uplift to the 2012/2014-based projections in the SHMA
(proposed for the combination of economic growth and housing market signals) are high.
This poses serious dangers for the economic, social and environmental future of Hart,
which it is the duty of both the District Council and the Secretary of State to consider
under the sustainable development provisions of NPPF (Chapter 2), alongside the more
technical housing issues.
National evidence

5.2

As pointed out in more detail in my 2017 report, the evidence that uplift of OAN would
either lower prices generally, or generate additional ‘affordable’ housing through planning
obligations, is weak.

5.3

The Barker Report on Housing (2004) and the National Housing & Planning Unit report of
2008 are referenced by MHCLG, but these sources provide very limited support for the
effect of new build on affordability (see Appendix 1 of my 2017 report for relevant
excerpts from each source). In brief:
a) The Barker Report stated that an increase of 70,000 pa in housing for sale (if it was
maintained for 10 years) would ‘price into the market’ only 5,000 pa additional
households.
b) The NHPAU report underlined this by showing the extreme insensitivity of average
house prices to new build numbers.

5.4

On a practical level, builders are unlikely to sustain increased output if the effect is to
reduce house values, and Local Plan policies for provision of affordable housing are
seldom delivered, as builders plead lack of viability.
Local evidence

5.5

The analysis of household flows in paras 4.4-4.9 and Figure 2 shows that over 80% of
newly-forming households over the LP period 2016-32 are projected to come from those
who were under 25 in 2016. As demonstrated by the affordability ratio (Appendix 2), the
relationship between house prices and local incomes is already wide, and there is a
widening gap between prices and the incomes of these age groups.

5.6

In the context of Hart, effective demand is most likely to come from those who already
own a house. The practical result would be that new house sales will primarily be to older
locals trading up, retirees and commuters. None of these categories address 80% of the
housing needs identified by the OAN calculation.

5.7

26,000 of Hart’s 48,000 resident workers commute out, and 19,000 out of 40,000 local
jobs are filled by in-commuters. New housing is not particularly relevant to meeting
labour demand from expanding local employment. It forms only about 10% of the annual

7

Wessex Economics Ltd (Dec 2017) HRSH SHMA 2017 update, Annex 4, para 9 and Figure 1
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flow of housing choices: those on lower incomes will continue to depend on the cheaper
end of the existing stock, while better-off employees, commuters and retirees can choose
from the whole stock, new and old. Even if there was a balance in numbers of new jobs
and new homes, both in- and out-commuting flows would grow, increasing travel
demand, congestion and greenhouse gas emissions.
5.8

6

Whether for reasons of housing affordability or for easing labour supply, the effect of
uplift in an area attractive to the market (like Hart) is to increase in-migration and outcommuting. The 2016 age profile of households bears witness to the effect of this in the
past. Figure 2 shows that the projected flow of households will exacerbate the effect8,
while also failing to meet the needs of newly-forming households.
Conclusion

6.1

The OAN proposed by the HLP (388 dpa) is significantly higher than that which would
result from application of the current housing need calculation to the current (2016based) household projections (324 dpa).

6.2

Both of these housing need projections include major ‘uplift’: 74% and 50% respectively
above the relevant demographic projections of need (207 dpa for the 2012/4-based
household projection of the SHMA; and 216 dpa for the 2016-based household
projection.

6.3

In the particular circumstances of Hart, whether for housing or employment reasons, such
uplift is likely to:
a) attract more retirees and out-commuters, exacerbating existing trends towards a
higher proportion of older households;
b) increase both in- and out-commuting, travel demand, congestion and greenhouse
gas generation while not significantly contributing to local labour market needs;
c) fail to contribute to meeting the needs of newly-forming households, exacerbating
the existing trend of decline in younger households.

8

Transport Planning Society (2017), Response to DCLG ‘Right houses’ consultation, noted that the affordability
ratio relating a District’s median house price to its workplace-based median earnings would promote extra
provision in dormitory areas (which typically have high prices and low-paid jobs, as in Hart)
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Appendix 1: Household projections
Table A1.1: stock of households x age groups, Hart, 2011-2041

Age group stocks 2011-41

Age group changes 2016-32

Net
nos
2011 2014
2016
2026
2032
2041
change
Nos
%
pa
<25
451
463
471
499
395
409
-76
-15.6
-104
125-34
3,239 3,322
3,380
3,577
3,145 3,254
-235 -1,670
35-44
6,560 6,729
6,846
7,246
5,487 5,677
-1,359
45-54
8,361 8,576
8,725
9,234
7,342 7,596
-1,383
-1,031
-6.9
-64
55-64
6,055 6,211
6,319
6,688
6,671 6,902
352
65-74
5,455 5,596
5,693
6,025
6,349 6,569
656
52.0
370
75-84
3,907 4,007
4,077
4,315
6,897 7,136
2,820 5,919
85+
1,550 1,590
1,618
1,712
4,060 4,201
2,442
TOTALS 35,578 36,494 37,129 39,297 40,347 41,744
3,218
8.7
201
Source: ONS 2016-based household projections (Sept 2018), Tables 406 and 414
Note: 2016 and 2041 distribution direct from ONS Table 414. 2011, 2014, 2026 apply 2016 age
distribution to totals from ONS Table 406 for 2014 and 2016 and 2026; for 2032 use 2041 distribution

Table A1.2: Flows of households x age groups, Hart, 2011-32

Hart Flows 2016-2032

Changes 2016-32

Household
Stock of
Stock of
Household
Flows
Increase/
%
rep Age in
Households Households rep age in
2016decrease
2016
2016
2032*
2032*
2032**
Nos
Nos pa
<5
395
<21
395
8,556
535
253.1
< 15
3,145
21-31
3,145
<25
471
5,487
31-41
5,016
25-34
3,380
7,342
41-51
3,962
35-44
6,846
6,671
51-61
-175
1,989
124
7.9
45-54
8,725
6,349
61-71
-2,376
55-64
6,319
6,897
71-81
578
65-74
5,693
4,060
81-91
-1,633
-7,328
-458
-64.3
75-84
4,077
[91-101]
-4,077
85+
1,618
[101+]
-1,618
Totals
37,129
40,347
3,218
201
8.7%
Source: selected dates from Table A1.1,
Notes:
*Aligned to link cohorts comprising approximately the same individuals over plan period (16 years)
**Difference from previous 10-year cohort 16 years earlier (Col C - Col B). Net change in cohort approx =
gross change because relatively few complete household dissolutions, especially in older cohorts
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Appendix 2: Household projections (2016, 2026, 2032, 2041) HRSH
HMA Districts
District
Hart
Rushmoor
Surrey Heath
HRSH HMA

2016
37,129
37,646
34,492
109,267

Projected households
2026
2032
39,297
40,347
38,714
39,449
36,157
37,149
114,168
116,945

2041
41,744
40,715
38,632
121,091

2016-26
217
107
167
490

Change (dpa)
2016-32
201
113
166
480

2016-41
185
123
166
473

Source: ONS 2016-based household projections (Sept 2018), Table 406

Appendix 3: Affordability ratios, Hart and other HRSH HMA Districts

District
Hart
Rushmoor
Surrey Heath
Total HMA
ENGLAND

Affordability
ratio (AR)
2017
11.99
9.35
13.07

Stock x District
2016
38,960
39,110
35,840

11.42
7.72

113,910
23,950,000

AR weights
(= AR x stock)

Uplift %2

467,130
365,679
468,429

49.94
33.44
56.69

1,301,238

46.40
23.25

Sources: Affordability ratios from NPPG Housing, Sept 2018; 2016 Stock MHCLG Live Tables
Notes: 1. HMA mean AR = District ARs weighted by stock numbers: (sum of AR weights)/(total stock); 2. Uplift
calculated as per NPPG formula
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