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1 INTRODUCTION 

1.1 Runnymede Borough Council is in the process of developing a local plan which will guide 

development within the Borough over the period to 2030. Therefore, the Council have requested 

that GL Hearn prepare a targeted update of the Runnymede and Spelthorne Strategic Housing 

Market Assessment (SHMA) published in November 2015. 

1.2 Since the preparation of the 2015 SHMA, new 2014-based official population and household 

projections have been released. There is also a range of other more recent data available, including 

house price and affordability data and more recent economic forecasts. 

1.3 The purpose of this report is to update the 2015 SHMA findings to take account of this latest data, 

against a context whereby Planning Practice Guidance outlines that these latest official population 

and household projections should provide the starting point for identifying objectively-assessed 

housing need. 

1.4 This report considers the objectively assessed housing need (OAN) based on the methodology set 

out in Planning Practice Guidance at the time of writing. The OAN figure is not the housing target. It 

is an input to determining or reviewing housing targets in local plans alongside wider evidence. 

1.5 Housing targets in local plans will be informed by the OAN but will also take into account wider 

factors such as sustainability, infrastructure constraints and land availability; together where 

appropriate with unmet needs of other areas. 

1.6 GL Hearn were also asked by the Council to provide an assessment of need for employment land 

associated with the anticipated level of housing and population growth. This is to ensure that the 

strategies for housing and employment land are joined up. 

1.7 The report is intended to be treated as an Addendum to the previous SHMA (GL Hearn, November 

2015) and should be read alongside this. The updated employment land forecasts build on previous 

work carried out in the 2016 Employment Land Review. 

National Planning Policy Framework and Guidance 

NPPF 

1.8 The 2012 National Planning Policy Framework (NPPF)1 sets out the Government’s planning policies 

for England. This was considered in the 2016 SHMA, and therefore is summarised briefly here. 

CLG (March 2012) National Planning Policy Framework 
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1.9 The Framework sets a presumption in favour of sustainable development whereby Local Plans 

should meet objectively assessed development needs, with sufficient flexibility to respond to rapid 

change, unless the adverse impacts of doing so would significantly or demonstrably outweigh the 

benefits or policies within the Framework (including policies relating to Green Belt and other 

nationally and internationally significant landscapes and environmental designations) indicate that 

development should be restricted. 

1.10 Section 6 sets out policies relating to housing. Within this, Paragraph 47 sets out that to boost 

significantly the supply of homes, local planning authorities should 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. 

1.11 Guidance is also provided on plan-making, with Paragraph 159 setting out requirements for the 

evidence base relating to housing provision; Paragraphs 173-177 dealing with deliverability; and 

Paragraphs 178-181 emphasising the need for local authorities to work together to address 

strategic cross-boundary issues, of which housing provision is likely to be one. 

1.12 The Government has indicated its intention to update the NPPF in Spring 2018. The authorities will 

need to take account of any changes in national planning policies and associated guidance on its 

publication. 

Planning Practice Guidance 

1.13 Guidance on Assessment of Housing and Economic Development Needs is set out by Government, 

which deals with how objectively assessed housing need should be defined. It provides a 

framework against which evidence-base studies such as this are assessed at local planning 

examinations and planning appeals, and thus the methodology which needs to be followed. 

1.14 The PPG methodology was set out in the 2015 SHMA and is available online.2 It is framed by 

Government’s objective to significantly boost housing supply. It outlines that estimating future need 

for housing is not an exact science, and that there is no one methodological approach or dataset 

which will provide a definitive assessment of need. However, it strongly recommends the use of the 

methodology set out therein.3 

1.15 The PPG sets out that there may be instances where these official projections require adjustment to 

take account of factors affecting local demography or household formation rates, in particular where 

there is evidence that household formation rates are or have been constrained by supply. 

2 https://www.gov.uk/government/collections/planning-practice-guidance 
3 PPG ID: 2a-005-20140306 
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1.16 It then goes on to outline that: 

“The housing need number suggested by household projections (the starting point) should be 
adjusted to reflect appropriate market signals, as well as other indicators of the balance 
between the demand for and supply of dwellings…. 

“In areas where an upward adjustment [to the assessment of housing need] is required, plan 
makers should set this adjustment at a level that is reasonable. The more significant the 
affordability constraints (as reflected in rising prices and rents, and worsening affordability 
ratio) and the stronger other indicators of high demand (e.g. the differential between land 
prices), the larger the improvement in affordability needed and, therefore, the larger the 
additional supply response should be.” 

1.17 The PPG is clear that market signals are intended to warrant consideration of an adjustment from 

the starting point demographic projection (ID 2a-019-20140306). The ‘starting point’ demographic 

projection used in this report are the 2014-based Household Projection. The PPG does not provide 

a formula for how an adjustment for market signals should be quantified. It simply sets out that it 

should be ‘reasonable.’ 

1.18 The Guidance also that affordable housing need should be calculated and considered in the context 

of its likely delivery as a proportion of mixed market and affordable housing. It outlines that an 

increase in the total housing figures included in the local plan should be considered where it could 

help deliver the required number of affordable homes.4 Case law has clarified that the consideration 

of an increase to boost affordable housing delivery is necessary in drawing conclusions on OAN.5 

1.19 The Guidance indicates that job growth trends and/or economic forecasts should be considered 

having regard to the growth in working-age population in the housing market area. It sets out that 

where the supply of working age population that is economically active (labour force supply) is less 

than the projected job growth, this could result in unsustainable commuting patterns (depending on 

public transport accessibility and other sustainable options such as walking and cycling) and could 

reduce the resilience of local businesses. In such circumstances, plan makers will need to consider 

how the location of new housing and infrastructure development could help to address these 

problems. Increasing housing provision could be one such approach. 

1.20 Drawing the above together the OAN of the housing market area is thus influenced by the 

demographic need for housing, with upward adjustments where appropriate to take account of 

market signals and affordable housing need and/or to support economic growth. 

1.21 The Guidance is clear that the assessment of need should be realistic and should be based on 

future scenarios that could be reasonably expected to occur. It specifically sets out that the 

4 PPG ID 2a-029-20140306 
5 Kings Lynn & West Norfolk vs. SSCLG & Elm Park Holdings Ltd [2015] EWHC 2464 (Admin) 
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assessment of need should not take account of supply-side factors or development constraints. 

These are relevant in bringing evidence together in the plan-making process. 

1.22 Where there is not an up-to-date housing requirement within the development plan, case law has 

established that the need to be used in assessing five year land supply in these (interim) 

circumstances is the objectively-assessed housing need.6 

Planning for the Right Homes in the Right Places 

1.23 Government has recently undertaken a consultation entitled Planning for the right homes in the right 

places. 7 This ran from September – November 2017. It consulted on proposals for a new 

standardised methodology for assessing housing need which, if taken forward, would replace that in 

the PPG. This does not form Government policy, and therefore the figures arising from it cannot be 

relied upon in planning appeals, at the current time. 

1.24 If the methodology (or a derivation of it) is taken forward by Government either through or alongside 

revisions to the NPPF, or updating of Planning Practice Guidance, the Council will need to take it 

into account. 

Update on Spelthorne Borough Council 

1.25 Paragraph 7 of Planning Practice Guidance states that local planning authorities should assess 

their development needs working with the other local authorities in the relevant housing market area 

in line with the duty to cooperate, in the case of Runnymede Borough Council this would be 

Spelthorne Borough Council. 

1.26 The guidance advises this because such needs are rarely constrained precisely by local authority 

administrative boundary. The exception to this is whereby local plans are at different stages of 

production, which is currently the case with Runnymede and Spelthorne Borough Councils. 

1.27 In such circumstances the local planning authorities should build upon the existing evidence base of 

partner local authorities in their housing market area but should coordinate future housing reviews 

so they take place at the same time. 

1.28 The 2015 SHMA identified a single HMA covering Runnymede and Spelthorne local authorities. 

Spelthorne Borough Council was approached to determine whether the SHMA Update would cover 

both authorities and therefore jointly update their OAN. Spelthorne Borough Council identified that 

R vs City and District of St Albans, EWCA Civ. 1610 

7 https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals 
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they did not require their OAN to be updated at this time due to the local plan process stage they 

were currently in. 

1.29 The assessment of demographic and economic need for Runnymede Borough Council still needs to 

be set within an understanding of dynamics across the HMA, and therefore projections were 

developed for both Runnymede and Spelthorne Boroughs. Although this update only reports on the 

findings for Runnymede Borough. 

2015 Runnymede and Spelthorne SHMA OAN Findings 

1.30 The Runnymede and Spelthorne Strategic Housing Market Assessment (“the Runnymede and 

Spelthorne SHMA”) published in 2015 was commissioned by the Runnymede and Spelthorne 

Borough Council’s and was prepared by a consultancy team comprising GL Hearn and Justin 

Gardner Consulting. 

Housing Market Area 

1.31 Using information relating to commuting, migration and house price changes the 2015 SHMA 

identified a series of inter-connected local housing markets across Surrey and West London. 

However, it concludes that there was a single HMA covering Runnymede and Spelthorne local 

authorities. 

GL Hearn Page 8 of 117 
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Figure 1: Runnymede and Spelthorne Housing Market Area 

Source: GL Hearn based on OS data (2015) 

1.32 However, the work recognises that there are notable overlaps and interactions between 

Runnymede and Spelthorne and neighbouring housing market areas (particularly Elmbridge, 

Hounslow and Woking) and it would be good practice for the Councils to continue to work alongside 

their neighbouring authorities to better understand the issues and seek to coordinate activities. 

OAN 

1.33 The demographic starting point in the 2015 SHMA was 2012-based ONS population and CLG 

household projections. These showed a housing need for 399 homes in Runnymede per year from 

2012 to 2037. These were rebased to 2013 to take into account the latest Mid-year estimates and 

translated them into housing for the period 2013-2033, resulting in 434 homes per annum in 

Runnymede. 

1.34 Further sensitivity analysis resulted in need for 962 homes per annum across the HMA, with 441 

homes per annum in Runnymede. This figure did not take into account affordable housing need or 

include adjustments to take account of market signals or the needs of the local economy. 

1.35 To improve affordability (and provide additional affordable housing) and household formation rates 

amongst younger households an uplift of 61 homes per annum across the study area was proposed, 

GL Hearn Page 9 of 117 



      

             

           

          

         

           

     

 

 

Strategic Housing Market Assessment - Update, January 2018 Runnymede Borough Council 

with an uplift of 26 homes per annum in Runnymede resulting in an uplifted housing need of 535 

homes per annum. 

1.36 The SHMA identified an overall need for housing over the 2013-2033 period of 466-535 homes per 

annum for the borough of Runnymede. The lower end of the range is based on demographic trends 

with adjustment to reflect increased out commuting from London and improvements to affordability 

(the uplifts are lower for the lower need). 

1.37 The upper end reflects the level of housing which would be required to meet the needs of the local 

economy and also has an adjustment to improve affordability. These figures included the provision 

of affordable homes as part of the overall housing delivery. 

Report Structure 

1.38 The remainder of the report is structured as follows: 

 Section 2: Trend-based Demographic Projections 
 Section 3: Economic-led Projections 
 Section 4: Affordable Housing Need 
 Section 5: Market Signals 
 Section 6: Housing Mix 
 Section 7: Specific Groups 
 Section 8: Employment Land Requirement 
 Section 9: Conclusions. 
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2 TREND-BASED DEMOGRAPHIC PROJECTIONS 

Introduction 

2.1 In this section consideration is given to demographic evidence of housing need and trend-based 

projections. Such projections are critical to the SHMA process and this is emphasised in the NPPF 

(para 158) which states that local planning authorities should prepare a SHMA to identify the scale 

of housing which ‘meets household and population projections, taking account of migration and 

demographic change’. 

2.2 The importance of such projections can also be seen in the PPG which states [2a-015] that 

‘household projections published by [CLG] should provide the starting point estimate of overall 

housing need’. The CLG projections are directly linked to ONS subnational population projections 

(SNPP). Further emphasis is put on the CLG projections in 2a-017 where it is noted that ‘the 

household projections… are statistically robust and are based on nationally consistent assumptions’. 

2.3 However, the PPG also identifies [2a-014] that ‘establishing future need for housing is not an exact 

science. No single approach will provide a definitive answer’ and in 2a-017 notes that ‘plan makers 

may consider sensitivity testing, specific to their local circumstances’ – this is particularly related to 

evidence that there have been particular events which may have impacted on migration or the 

profile of the local population. Furthermore, the PPG notes [2a-016] that ‘where possible, local 

needs assessments should be informed by the latest available data’ – this is relevant in this area 

due to new population estimates having been published since the release of the last SNPP. 

2.4 The analysis in this section focusses on data and outputs for Runnymede; however, some summary 

information for Spelthorne is also provided. The projections developed cover the period from 2016 

to 2030 and 2036 – the start point chosen to be consistent with the latest date for which good 

quality information is available (from ONS mid-year population estimates (MYE)) and the end point 

to align with potential Local Plan end dates. 

Components of Past Population Change 

2.5 Figure 2 and Table 1 consider the drivers of population change in Runnymede over the past 15-

years (2001-16). Population change is largely driven by natural change (births minus deaths) and 

migration although within ONS data there is also a small other changes category (mainly related to 

armed forces and prison populations) and an Unattributable population change (UPC) – this is an 

adjustment made by ONS to mid-year population estimates where Census data has suggested that 

population growth had either been over- or under-estimated in the inter-Census years. Because 

UPC links back to Census data a figure is only provided for years up to 2011. 
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2.22 The analysis below therefore considers three potential sensitivities to the figures. These can be 

described as: 

 Implications of 2015 and 2016 Mid-Year Population Estimates – Rebased SNPP; 
 Implications of 10-year migration trends – 10-year migration; 
 Implications of 15-year migration trends – 15-year migration; and 
 Implications of Unattributable Population Change (UPC) and 15-year migration trends – 15-year 

migration (+UPC). 

Rebased SNPP 

2.23 This projection takes assumptions from the 2014-based SNPP, but overwrites the population 

projection figures for 2015 and 2016 by those in the ONS Mid-Year Population Estimates (by age 

and sex) as there is data on population growth available and it is not therefore necessary to project 

it. Moving forward from 2016, this projection 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 does mean that population growth 

from 2016 onwards does not exactly match that in the actual projections as published. 

10-year migration/15-year migration 

2.24 These projections use information about migration levels in the 10-year period (2006-16) and also a 

15-year period (2001-16); the scenarios therefore include the most up-to-date MYE figures (for 

2016). The projections do not just look at the migration figures and roll these forward but recognise 

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 are projecting for international net migration 

to decrease in the longer-term. 

2.25 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-/15-year period, the projection applies an upward adjustment 

to migration, and vice versa. 

15-year migration (+UPC) 

2.26 As shown earlier there is a modest level of Unattributable Population Change (UPC) in the ONS 

data for the HMA. In this instance UPC is positive. This suggests that the components of change 

feeding into the SNPP may under-estimate migration and population growth. 

2.27 Whilst making an adjustment for UPC could be an alternative scenario, it is not considered, on its 

own, to be a robust alternative to the SNPP. The main reasons for this are that it is unclear if UPC 
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2.34 The projection linked to 10-year migration trends should be given some weight although this period 

also included a period of marginal over-delivery of housing in the HMA. As the analysis of housing 

need has developed over time it has become common practice to consider 10-year trends as well 

as the most recent official projections. Given that both population growth and migration in the HMA 

has been variable over time, this projection might be described as being more ‘stable’. 

2.35 A 15-year trend projection might therefore be argued as even more stable, however when looking 

back that far there is a greater risk of picking up trends which no longer persist. Adding in a UPC 

adjustment to the 15-year trends shows a higher projected level of population growth (across the 

HMA) and is arguably also a projection that should be given consideration. 

2.36 However, it is noted that including UPC within projections is not an approach universally supported 

by planning inspectors (or indeed by ONS). It is the case that any errors due to UPC may now be 

quite historic (and potentially associated with data prior to 2006). Hence, on balance, it is not 

recommended that the UPC adjustment is fed into conclusions about OAN. 

2.37 Overall, the modelling to follow continues to look at the five scenarios developed. However, in 

drawing conclusions about a reasonable level of population growth to plan for, the official 

projections (rebased to 2016) and those linked to 10-year trends should be the main ones used to 

understand potential range of housing need. 

Household Formation Rates 

2.38 Having studied the population size and the age/sex profile of the population the next step in the 

process is to convert this information into estimates of the number of households in the area. To do 

this the concept of Household Representative Rates (HRR) is used. HRRs can be described in their 

most simple terms as the number of people who are counted as heads of households (or in this 

case the more widely used Household Reference Person (HRP)). 

2.39 In June 2016, CLG published a new set of (2014-based) household projections – the projections 

contain two core analyses. The Stage 1 household projections project HRRs based on data from 

the 1971, 1981, 1991, 2001 and 2011 Censuses with outputs for age, sex and marital status. For 

younger age groups greater weight was given in the CLG projections methodology to the 

dampened logistical trend than the simple logistics trend; the effect of which is to give greater 

weight to the shorter-term trends. 

2.40 The Stage 2 household projections consider household types and the methodology report 

accompanying the projections is clear that these projections are based on just two data points – 

from the 2001 and 2011 Census. Overall outputs on total household growth are constrained to the 
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totals from the Stage 1 Projections. This means that both sets of projections show the same level of 

overall household growth (when set against the last set of SNPP) but some of the age specific 

assumptions differ. Differences can however occur between the Stage 1 and 2 headship rates when 

modelled against different population projections (due to differences in the age structure). 

2.41 Overall, it is considered that the Stage 1 projections should be favoured over the Stage 2 figures for 

the purposes of considering overall household growth; this is for two key reasons: a) the Stage 1 

figures are based on a long-term time series (dating back to 1971 and using 5 Census data points) 

whereas the Stage 2 figures only look at two data points (2001 and 2011) and b) the Stage 2 

figures are constrained back to Stage 1 values, essentially meaning that it is the Stage 1 figures 

that drive overall estimates of household growth in the CLG household projections themselves. The 

analysis to follow therefore focuses on Stage 1 figures. 

2.42 Figure 3 shows how Stage 1 figures differ for different age groups. It is evident from the analysis 

that household formation amongst households in their late 20s and early 30s fell slightly over the 

2001-11 decade. 

2.43 Moving forward from 2011, the data does suggest that there will not be any notable further 

reduction (with any reduction only apparent after about 2029). The 2014-based household 

projections also expect household formation rates amongst older age groups to fall over time. Given 

improving life expectancy this ‘trend’ looks to be reasonable (as it would be expected that more 

people would remain living as couples). 
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Sensitivity Testing Household Formation Assumptions 

2.44 The PPG in Para 2a-017 states that it may be sensible to undertake sensitivity testing around 

household formation rates; and sets out that the household formation rates may in some 

circumstances have been suppressed historically by an under-supply of housing and worsening 

affordability (Para 2a-015). Against this context, GL Hearn has considered trends in household 

formation in the 2014-based Household Projections. 

2.45 Figure 3 shows that in a number of areas within the HMA, household formation rates for younger 

households had fallen. Research by the late Alan Holmans8 has suggested that this is likely in part 

due to increasing international migration and in part due to economic factors and affordability. His 

research identified that: 

‘The working assumption in this study is that a considerable part but not all of the 375,000 shortfall 
of households relative to trend was due to the state of the economy and the housing market. 
200,000 is attributed to over-projection of households due to the much larger proportion of recent 
immigrants in the population, whose household formation rates are lower than for the population as 
a whole. This effect will not be reversed. The other 175,000 is attributed to the economy and the 
state of the housing market and is assumed to gradually reverse’. 

2.46 Broadly what Dr Holmans was saying is that about half of changes to household formation seen 

nationally are due to market factors and about half due to international migration. 

2.47 International migration has been an important component of demographic trends in Runnymede, as 

the components of change analysis in shows, and international migration is therefore likely to have 

contributed to a fall in household formation amongst younger households. 

2.48 Research by Neil McDonald and Christine Whitehead9 has taken forward the Holmans’ research to 

consider the 2012-based Household Projections. The assumptions on household formation in the 

2014-based Household Projections are very similar to these. Their research identified that changes 

in household formation amongst younger households are not just related to the recession and 

housing market factors, but to levels of student debt, impacts of welfare reform, changes in types of 

employment, and higher numbers of couple households than previously projected, as well as the 

impacts of international migration on changing household structures. The implication of all of this is 

that the household formation assumptions in the 2008-based Household Projections, which pre-

dated the 2011 Census, should be considered too high and it is unrealistic to assume a ‘full return’ 

to these. 

2.49 Nonetheless, as the analysis above shows some reduction in the HRRs for the population aged 25-

34 (and to a lesser extent 35-44 in Spelthorne) a sensitivity test has been developed to look at an 

8 Holmans, A. (2013) New estimates of housing demand and need in England, 2011-31, TCPA, London. 
9 McDonald, N. and Whitehead, C. (Nov 2015) New estimates of housing requirements in England, 2012 to 2037. 
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alternative approach to HRRs. In this sensitivity, a ‘part-return-to-trend’ analysis has been 

developed, where the rate of household formation sits somewhere between figures in the 2014-

based projections and those in an older 2008-based version. 

2.50 The adjustment has been applied to both the 25-34 and 35-44 age groups with outputs being 

provided in the following section. These headship adjustments are modelled in drawing conclusions 

on both the demographic and economic-led need for housing in this report. 

Housing Need 

2.51 The series of tables below bring together outputs in terms of household growth and housing need 

using the 2014-based HRRs and with an uplift to the 25-44 age group. 

2.52 To convert households into dwellings the data includes an uplift to take account of vacant homes. 

This has been based on 2011 Census data with an adjustment to take account of the reduction in 

the number of vacant homes seen since 2011 (which is about a 10% reduction in Runnymede). The 

vacancy rates applied are: 

 Runnymede – 4.4%; and 
 Spelthorne – 2.7%. 

2.53 The Council Tax Register (CTR) as published could have been used as an alternative source 

(which would be more up-to-date). However, there are concerns that the CTR may not include all 

vacant homes and therefore would underestimate the figures (which would slightly reduce the 

housing need). In the modelling, household growth figures are uplifted by these figures to provide 

an estimate of housing need. It is assumed that such a level of vacant homes will allow for 

movement within the housing stock and includes an allowance for second homes. 

2.54 Across Runnymede, the analysis shows an overall housing need for 415 dwellings per annum when 

using the 2014-based SNPP as the underlying population projection (2016-30). This figure goes up 

slightly when the assumptions include MYE data for 2016. With long-term (10-year) migration 

assumptions the housing need is shown to be for some 410 dwellings per annum, and with longer-

term (15-year) trends and/or a UPC adjustment this figure is reduced further. 

2.55 If the part-return to trend HRRs are applied the level of housing need increases; in the case of the 

SNPP, by about 6% to 438 dwellings per annum. All other scenarios also increase, but none shows 

need as high as with the rebased official projections. 
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3 FUTURE EMPLOYMENT AND THE LINK TO HOUSING 

Introduction 

3.1 In this section, consideration is given to economic growth and how this may influence the level and 

distribution of housing need. The relationship between economic growth and housing need is 

complex, influenced by a number of factors including: 

 The inter-relationship between jobs and people, recognising that some people hold down more 
than one job; 

 Levels of economic participation, with employment rates a function of a number of factors 
including the availability of jobs and skills; and 

 Commuting patterns and ratios, which can influence the balance between residents in 
employment and jobs in an area. These are influenced by transport connections, investment, the 
availability of employment opportunities and earnings levels. 

3.2 The complexity of these factors, coupled with the inevitable uncertainties associated with predicting 

long-term economic performance, makes accurate modelling of the numbers of homes needed to 

support future economic growth inherently difficult to accurately predict. However Planning Practice 

Guidance requires consideration of the relationship between jobs growth and housing need. 

Overall job growth 

3.3 To inform the SHMA Update, GL Hearn has purchased the following forecasts in October 2017: 

 Cambridge Econometrics (CE), August 2017 
 Oxford Economics (OE), October 2017 

3.4 Forecasts provide a tool which can be used to interrogate and understand economic growth 

potential, but should not be used uncritically. They are mathematical models and should be 

interrogated alongside other information in drawing conclusions on economic growth potential. 

3.5 Two sets of forecasts were purchased to allow us to compare and contrast their outputs. The two 

models work in different ways. Both however are top down models with sector based national 

forecasts derived from their experts based on trends, research and opinions. As such they may take 

different but equally valid views on how sectors may perform in future. 

3.6 The forecasts also use slightly different sectors and can therefore not always be examined on a 

likely for like basis when disaggregated. Furthermore when the national forecasts and broken down 

to regional and then local authority basis they may take a different view on how this should be done. 

For example they may use trends based on different time frames or based on different location 

quotient e.g. percentage of regional expenditure or percentage of regional employment. Again both 

equally valid but may result in differing outputs. 
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3.13 Although Centrica announced in 2015 plans to cut around 6,000 jobs with redundancies occurring 

by 2017, the company did not specify where these job losses would occur. It should be noted that at 

this time the company were operating from 50 sites across the UK and Ireland. No specific 

information regarding job losses in the Borough has been published. 

3.14 In June 2017 planning permission was granted for an 18,614sq.m office building at 31 The 

Causeway in Runnymede. This site was capable of accommodating approximately 1,500 staff for 

proposed occupier British Gas. 

3.15 The application details state that the proposed development will allow British Gas to rationalise their 

operations in Runnymede and stay within the Borough. Although it currently appears employment 

levels are likely to remain fairly stable, it would however appear to be unreasonable for CE to 

assume continued growth in this sector particularly to the level it does. 

3.16 Our discussions with the Economic Development Officer at Runnymede highlight a few areas of 

growth particularly in the private professional sectors including professional, scientific and technical 

and information and communications sectors. This would give more credence to the OE forecasts. 

3.17 The growth has mainly been the result of new companies moving into the Borough during the last 

four years such as Akamai, VMWare, Ingram Micro and Mallinckrodt Pharmaceuticals. However a 

number of international companies have also grown their Runnymede workforce through organic 

growth, acquisition and relocation of offices to Runnymede from elsewhere in the UK. 

3.18 The Council hopes to see further agglomeration effects resulting from the local growth in cloud 

computing and Information and communications specialists. That said they still believe that future 

growth in the sector is expected to be more modest. 

3.19 Other professional, scientific and technical sector considerations include the eventual loss of 

approximately 400 jobs at Procter and Gamble’s site near Royal Holloway, resulting from the 

signing of a definitive agreement by Procter & Gamble to merge 43 of its beauty brands with Coty 

Inc. in a Reverse Morris Trust transaction. 

3.20 There is also the expected loss of 100 jobs at Thales as a result of them consolidating elsewhere, 

and the loss of approximately 300 jobs at Service Now who relocated in nearby Staines Town 

Centre having outgrown their offices in Runnymede, 

3.21 Although the office market in the sub-region has slowed over the last year additional Grade A office 

space has come onto the market. The local economy has historically been fairly resilient with 3 

Lotus Park on the Causeway being the first speculative office scheme to be launched in the South 

East following the financial crisis. 
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3.28 Overall, the OE forecast expects job growth to be nearly double that in the CE forecast (when 

viewed over the 2016-30 period). It is these OE forecasts which have been fed through to the later 

analysis on employment land need. 

Key assumptions 

3.29 The series of sub-headings below set out the key assumptions used in the analysis of the link 

between jobs and homes. Under many of the headings, additional sensitivity analysis has been 

carried out. This is noted as relevant with core outputs in relation to the number of homes needed 

being provided at the end of the section. 

Double jobbing 

3.30 The analysis considers that a number of people may have more than one job (double jobbing). This 

can be calculated as the number of people working in the local authority divided by the number of 

jobs. Data to estimate double jobbing has been taken from the Annual Population Survey (available 

on the NOMIS website) and uses an average over the period since 2004. This period of time has 

been used to reflect relatively high error margins associated with data for individual years. Double 

jobbing assumptions for each local authority are as follows: 

 Runnymede – 5.0%; and 
 Spelthorne – 4.1%. 

Commuting dynamics 

3.31 As well as recognising that some people may have more than one job, the analysis takes account 

of commuting patterns. Where an area sees more people out-commute for work than in-commute it 

may be the case that a higher level of increase in the economically active/working population would 

be required to provide a sufficient workforce for a given number of jobs (and vice versa where there 

is net in-commuting). 

3.32 The core analysis in this report uses commuting data from the Census and assumes that the 

relationships seen in 2011 remain the same going forward. This is essentially the same core 

assumption as in the SHMA with detailed information being found in Figure 59 of the 2015 SHMA 

report. The commuting ratios applied to each local authority are shown below and it should be 

noted that a ratio above 1 implies a degree of out-commuting and below 1 is in-commuting: 

 Runnymede – 0.82 and 
 Spelthorne – 1.22. 

3.33 Further information on commuting patterns is set out in Chapter 2 of the 2015 Runnymede and 

Spelthorne SHMA 

GL Hearn Page 35 of 117 
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Economic activity/employment rates 

3.35 Having estimated the likely required change to the workforce under a range of scenarios, the next 

stage is to estimate how much growth is implied by demographic projections (to allow for a 

comparison between jobs and workforce growth). This entails making assumptions about how 

economic participation might change in the future. 

3.36 Trends are of growing employment rates driven in particular by growing numbers of women in the 

workforce and people working longer (linked to growing life expectancy and health and changes in 

State Pension Age). The extent of the changes is however difficult to precisely predict. 

3.37 The approach taken in this report is to derive a series of age and gender specific employment rates 

and use these to estimate how many people in the population will be working as projections 

develop. This is a fairly typical approach and the analysis uses the same information as in the 2015 

SHMA (a discussion of the methodology can be found in Sections 5.17-5.21 and Figure 61 of the 

SHMA). 

3.38 By way of a sensitivity analysis or sense check, two alternatives have been developed; these are 

both based on economic activity rates and are described below: 

 Office of Budget Responsibility (OBR) – The latest set of OBR rates date from January 2017 and 
have been widely used in analysis of this nature (mainly by the development industry). It is not 
considered that these rates are very useful as they do not relate to economic forecasts and they 
tend to show rates of change in the economically active population that are at odds with the 
expectations of the main forecasting houses; and 

 Experian – In February 2016, Experian published a set of economic activity rates which 
underpinned the document ‘Comparison between Experian and OBR Participation Rate 
Projections’. Generally, it is considered that the Experian rates can be used in analysis of this 
nature. To some extent these can be viewed as an update to the SHMA rates, which were also 
linked to Experian forecasts. 

3.39 In using the OBR and Experian data, it should be noted that the rates are for economic activity 

rather than employment, and hence an additional consideration of how unemployment might 

change is necessary. However, as of 2016 (the point at which projections become variable) it was 

the case across both Runnymede and Spelthorne that unemployment was already at very low 

levels. Hence any future changes are likely to be modest and therefore no additional adjustments 

for unemployment have been applied. 

3.40 The Office for Budget Responsibility (OBR) models economic participation using 2014-based ONS 

projections, modelling labour market entry and exit rates using averages over the 19 years to 2015 

as well as making adjustments to exit rates to take account of State Pension Age changes. The 

OBR Report applies its economic participation assumptions to the 2014-based Population 

Projections to calculate employment. 
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3.41 Experian similarly take account of the 2014-based ONS projections and more recent data on 

participation rates by age and gender. They project activity rates (similarly for age and gender 

groups) taking into account trends and announced State Pension Age changes, as well as expected 

cohort effects which they expect to increase female participation rates, expected changes in 

behaviour associated with improved longevity and health, changes to the pattern of working; and 

structure of the economy. 

3.42 The level of job growth (growth in residents in employment) estimated by OBR is significantly lower 

than from any of the main forecasting houses. For national (UK) growth in residents in employment 

OBR forecast growth of about 2,000,000 from 2014-35 compared with a figure in excess of 

3,480,000 by Cambridge Economics and 4,000,000 in the most recent Experian forecast. This is 

influenced by OBR’s demographic and economic participation assumptions. This means that the 

OBR employment/activity rate figures cannot realistically be used when testing job growth levels 

from forecasts, as they relate to a completely different set of national assumptions. 

3.43 The OBR projections include a cohort effect which results in a reduction in economic participation in 

some younger age groups. This contrasts clearly with trends of increasing economic participation 

amongst these age groups. An example of this can be seen for the male age groups from 35-49, 

where OBR has a decrease in the activity rate of 0.4%-1.5% moving forward from 2016. The past 

trend data for this age group (drawn from the Annual Population Survey) actually shows a modest 

upward trend since 2004 (see Figure 6 below). 

Figure 6: Change to economic activity rate of males aged 35-49 since 2004 – United 
Kingdom 
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3.57 A final version of the NPS is expected to be published for MPs to approve in a vote in Parliament in 

2018. If accepted, the NPS will provide the planning policy that will apply to a third runway at 

Heathrow. 

3.58 As part of their bid for the additional capacity, Heathrow’s Airport Limited produced a number of 

documents estimating the impact of the additional runway on the local, regional and national 

economies. 

3.59 Their “Taking Britain Further” document 10 set out their employment projections for a range of 

different geographies. In summary the third runway would support: 

 35,650 additional direct jobs at the airport; and 
 15,250 additional indirect and induced jobs in the 5 host boroughs (Hillingdon, Hounslow, Ealing, 

Slough and Spelthorne). 
 20,970 additional indirect, induced and catalytic jobs elsewhere in Greater London; and 
 51,700 additional indirect, induced and catalytic jobs elsewhere in Great Britain 

3.60 GL Hearn have sought to quantify the percentage of these additional jobs at Heathrow and the five 

host Boroughs (Hillingdon, Hounslow, Ealing, Slough and Spelthorne) that would be taken up by 

Runnymede residents based on the commuting patterns seen in 2011. 

3.61 Firstly, GL Hearn has adjusted these figures to reflect the growth which is likely to occur within the 

relevant period of 2025-2036. This assumes the Heathrow Ltd job calculations result in equal 

growth in employment in each year from 2025 to 2040, with 2025 provided as an ambitious date for 

operation of the runway to commence. 

3.62 GL Hearn has not sought to model the impact of the additional 51,700 additional jobs elsewhere in 

Great Britain as this number is both minimal (when divided across the UK) and includes jobs 

supported by increased tourist expenditure (which are likely to be disproportionately located in 

Central London) and runs the risk of potential double counting given the already forecast growth in 

Runnymede. 

3.63 As set out in Table 35 approximately 2.4% of the 72,654 people employed in Heathrow and its 

surrounding area 11 resided in Runnymede in 2011. This falls to 1.5% of the 440,000 people 

employed in the five host boroughs that reside in Runnymede. 

3.64 Assuming the same percentage of workers are drawn from Runnymede as they were in 2011 (when 

the last comprehensive travel to work analysis was undertaken) then the third runway at Heathrow 

10 https://your.heathrow.com/takingbritainfurther/wp-content/uploads/2014/09/Heathrow-Taking-Britain-Further-Summary.pdf 
11 Defined for these purposes as the following Middle Super Output Areas - E02000521, E02000522, E02000523, E02000524, 

E02000525, E02000538, E02000547, and E02000548 Page 43 of 117 
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4 AFFORDABLE HOUSING NEED 

Introduction 

4.1 The PPG (2a-022) describes the calculation of affordable housing need as relating to ‘the number 

of households and projected households who lack their own housing or live in unsuitable housing 

and who cannot afford to meet their housing needs in the market. This calculation involves adding 

together the current unmet housing need and the projected future housing need and then 

subtracting this from the current supply of affordable housing stock’. 

4.2 The PPG sets out a model for assessing affordable housing need – this model largely replicates the 

model set out in previous SHMA guidance (of 2007). It draws on a number of sources of information 

including Census data, demographic projections, house prices/rents and income information. 

Paragraph 14 of the PPG (2a-014) sets out that: 

“Plan makers should avoid expending significant resources on primary research ... They should 
instead look to rely predominantly on secondary data (e.g. Census, national surveys) to inform their 
assessment which are identified within the guidance”. 

4.3 The affordable housing needs model is based largely on housing market conditions (and particularly 

the relationship of housing costs and incomes) at a particular point in time – the time of the 

assessment – as well as the existing supply of affordable housing (through relets of current stock) 

which can be used to meet affordable housing need. Given the range of data available, a base date 

of 2016 is used. For the purposes of consistency with the end date of demographic projections, 

data is presented as per annum data for the period 2016-36. The analysis does not seek to fully 

recalculate levels of affordable need from previous SHMA research and is provided as a selective 

update. 

4.4 It should be noted that the analysis in this section seeks to identify the need for affordable housing 

from all types of household (i.e. the overall need). When it comes to meeting need, the Council will 

additionally need to consider those for whom there is a statutory duty to provide housing. Such 

households may well have a different profile (notably in terms of the size of accommodation 

needed) which will impact on the most suitable profile of additional housing to be provided. This 

latter point is considered within Section 6 of this report, when looking at the mix of housing (by size). 

Data Sources and Input Data 

4.5 A full assessment of affordable housing need was carried out in the Runnymede and Spelthorne 

(November 2015) and so this report provides just a selected update to key variables where new 

information is available. The methodology used in the previous assessment is largely unchanged 
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4.42 Case law has established the appropriate approach in considering affordable housing needs 

evidence. 12 In the Kings Lynn case, Mr Justice Dove notes the “ingredients” involved in assessing 

the full OAN, and that this necessitated considering a range of relevant data for which there is no 

one set methodology and which will involve elements of judgement. He went on to outline how the 

need for affordable housing should be considered in drawing conclusions on the OAN: 

“31 In terms of the first element of the assessment in the first of the sub-bullet points in 
paragraph 159, namely meeting household and population projections taking account of 
migration and demographic change, the PPG illustrates that this is a statistical exercise 
involving a range of relevant data for which there is no one set methodology, but which will 
involve elements of judgment about trends and the interpretation and application of the 
empirical material available. 
These judgments will arise for instance in relation to whether, for example, adjustments for 
local demography or household formation rates are required (see paragraph ID 2a-014– 
20140306), and the extent and nature of adjustments for market signals (see paragraph ID 
2aa-018–20140306). Judgment will further be involved in taking account of economic 
projections in undertaking this exercise. 
32 At the second stage described by the second sub-bullet point in paragraph 159, the needs 
for types and tenures of housing should be addressed. That includes the assessment of the 
need for affordable housing as well as different forms of housing required to meet the needs 
of all parts of the community. Again, the PPG provides guidance as to how this stage of the 
assessment should be conducted, including in some detail how the gross unmet need for 
affordable housing should be calculated. The Framework makes clear these needs should be 
addressed in determining the FOAN, but neither the Framework nor the PPG suggest that 
they have to be met in full when determining that FOAN. This is no doubt because in practice 
very often the calculation of unmet affordable housing need will produce a figure which the 
planning authority has little or no prospect of delivering in practice. That is because the vast 
majority of delivery will occur as a proportion of open-market schemes and is therefore 
dependent for its delivery upon market housing being developed. It is no doubt for this reason 
that the PPG observes at paragraph ID 2a-208–20140306 as follows: 
“The total affordable housing need should then be considered in the context of its likely 
delivery as a proportion of mixed market and affordable housing developments, given the 
probable percentage of affordable housing to be delivered by market housing led 
developments. An increase in total housing figures included in the local plan should be 
considered where it could help deliver the required number of affordable homes.” 
33 This consideration of an increase to help deliver the required number of affordable homes, 
rather than an instruction that the requirement be met in total, is consistent with the policy in 
paragraph 159 of the Framework requiring that the SHMA “addresses” these needs in 
determining the FOAN. They should have an important influence increasing the derived 
FOAN since they are significant factors in providing for housing needs within an area. 
34 Insofar as Hickinbottom J in the case of Oadby and Wigston Borough Council v Secretary 
of State [2015] EWHC 1879 might be taken in paragraph 34(ii) of his judgment to be 
suggesting that in determining the FOAN, the total need for affordable housing must be met 
in full by its inclusion in the FOAN I would respectfully disagree. Such a suggestion is not 
warranted by the Framework or the PPG for the reasons which I have just set out.” 

4.43 It is clear from this that the expectation is that it may be necessary, based on the affordable needs 

evidence to consider an adjustment to enhance the delivery of affordable housing, but that this does 

12 Kings Lynn & West Norfolk vs. SSCLG & Elm Park Holdings Ltd [2015] EWHC 2464 (Admin) 
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5 MARKET SIGNALS 

5.1 In this section consideration is given to market signals within the Housing Market Area. Para 2a-019 

outlines the market signals which should be assessed, and goes on to set out that: 

“The housing need number suggested by household projections (the starting point) should be 
adjusted to reflect appropriate market signals, as well as other market indicators of the 
balance between the demand for and supply of dwellings. Prices or rents rising faster than 
the national/local average may well indicate particular market undersupply relative to 
demand.” 

5.2 It is clear that a comparative analysis is required. In preparing the analysis herein, GL Hearn has 

also sought to consider longer-term trends, recognising that for some indicators there can be short-

term volatility. GL Hearn has assessed trends consistent to the input period to the main 

demographic projections considered (2009-14 for the SNPP as well as a 10 year period 2006-16). 

5.3 GL Hearn has also been mindful of the base date for the assessment being in 2013, the implication 

of which is that if there has been an under-delivery since this period (2013-16) against for instance 

the starting point demographic projections, this would be expected to be made good through the 

shortfall in the five year land supply calculation, and to additionally adjust for an under-delivery as a 

market signal over this period could introduce double counting. 

Scope of the Update 

5.4 Since the preparation of the 2015 SHMA, there has been new data released in a number of areas, 

and this is what is considered herein. The update thus considers: 

 House Prices – drawing on the 2016 Price Paid Data. Our analysis assesses trends over three 
separate time periods 2013-2016 (since the base date), 2006-2016 (10 years) and 2001-2016 
(15 years). 

 Private Rental Sector – updating rental trends using the latest Valuation Office Agency Data 
covering a 5 year period from September 2011 to September 2016. 

 Affordability – using the latest median and lower quartile affordability ratio data, considering 
residence based and workplace-based data, over a 15 year period from 2001. 

 Rate of Development – taking account of 2016 completions data and comparing completions 
against Runnymede’s housing target/ OAN from 2001 to 2016 to understand housing over/ 
under delivery. 

5.5 Furthermore, 2011 census based data relating to overcrowded houses have been included, 

although the latter figures have not been updated. Similarly the Land Price data set out below has 

not been updated. 
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6 HOUSING MIX 

Introduction 

6.1 There are a range of factors which influence housing demand. These factors play out at different 

spatial scales and influence both the level of housing demand (in terms of aggregate household 

growth) and the nature of demand for different types, tenures and sizes of homes. It is important to 

understand that the housing market is influenced by macro-economic factors, as well as the 

housing market conditions at a regional and local level. 

6.2 This section assesses the need for different sizes of homes in the future, modelling the implications 

of demographic drivers on need/demand for different sizes of homes in different tenures. The 

assessment is intended to provide an understanding of the implications of demographic dynamics 

on need and demand for different sizes of homes. 

6.3 The analysis in this section seeks to use the information available about the size and structure of 

the population and household structures; and consider what impact this may have on the sizes of 

housing required in the future. The analysis is based on 498 additional dwellings per annum in the 

2016-30/36 period; this being the OAN assessed in this report. In total, over the 2016-36 period, the 

number of households is projected to increase by about 9,500, and this figure is used in the 

modelling (including the underlying population structure). 

6.4 Figure 11 describes the broad methodology employed in the housing market model which is used to 

consider the need for different sizes of market and affordable homes. Data is drawn from a range of 

sources including the 2011 Census and demographic projections. The methodology is essentially 

the same as in previous SHMA work for the Council, but with the inclusion of more up-to-date 

Census information and data from population/household projections. 

Page 69 of 117 





      

         

         

         

       

     

           

         

     

       

        

    

       

       

         

       

             

      

         

             

       

         

     

    

Strategic Housing Market Assessment - Update, January 2018 Runnymede Borough Council 

Understanding how Households Occupy Homes 

6.6 Whilst the demographic projections provide a good indication of how the population and household 

structure will develop, it is not a simple task to convert the net increase in the number of households 

into a suggested profile for additional housing to be provided. The main reason for this is that in the 

market sector households are able to buy or rent any size of property (subject to what they can 

afford) and therefore knowledge of the profile of households in an area does not directly transfer 

into the sizes of property to be provided. 

6.7 The size of housing which households occupy relates more to their wealth and age than the number 

of people which they contain. For example, there is no reason why a single person cannot buy (or 

choose to live in) a four-bedroom home as long as they can afford it and hence projecting an 

increase in single person households does not automatically translate in to a need for smaller units. 

This issue is less relevant in the affordable sector (particularly since the introduction of the social 

sector size criteria) although there will still be some level of under-occupation moving forward with 

regard to older person and working households who may be able to under-occupy housing. 

6.8 The approach used is to interrogate information derived in the projections about the number of 

household reference persons (HRPs) in each age group and apply this to the profile of housing 

within these groups. The data for this analysis has been formed from a commissioned table by ONS 

(Table CT0621 which provides relevant data for all local authorities in England and Wales from the 

2011 Census). 

6.9 Figure 12 shows an estimate of how the average number of bedrooms varies by different ages of 

HRP and broad tenure group. In the owner-occupied sector the average size of accommodation 

rises over time to typically reach a peak around the age of 50; a similar pattern (but with smaller 

dwelling sizes) is seen in the private rented sector; data for this sector also clearly shows the 

influence of student households (in the 16-24 age group). In the social rented sector the size peak 

is earlier (age 35-39) with again smaller dwellings sizes than the owner-occupied sector (and the 

private rented sector in many age groups). After dwelling sizes peak, the average dwelling size 

decreases; this will be due to some households downsizing as they get older. 
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Within the 35% affordable/low-cost a split of roughly 70:30 has been used; this means an estimated 

total of 25% of completions as affordable housing (rented) and 10% as affordable home ownership 

(this latter figure being informed by the Housing White Paper). 

6.13 It should be stressed that these figures are not policy targets. Policy targets for affordable housing 

on new development schemes in some cases are above this; but not all sites deliver policy-

compliant affordable housing provision, whist some delivery is on sites below affordable housing 

policy thresholds. Equally some housing development is brought forward by Registered Providers 

and local authorities and may deliver higher proportions of affordable housing than in current policy. 

The figures used are not a policy position and has been applied simply for the purposes of providing 

outputs from the modelling process. To confirm, it has been assumed that the following proportions 

of different tenures will be provided moving forward: 

 Market housing – 65% 
 Low-cost home ownership – 10% 
 Social/affordable rent – 25% 

Key Findings: Market Housing 

6.14 There are a range of factors which can influence demand for market housing in different locations. 

The focus of this analysis is on considering long-term needs, where changing demographics are 

expected to be a key influence. It uses a demographic-driven approach to quantify demand for 

different sizes of properties over the 20-year period from 2016 to 2036. 

6.15 On the basis of projecting in-line with OAN conclusions, an increase of 4,300 additional households 

is modelled to 2030 and 6,200 through to 2036. The majority of these need three-bed homes. The 

data suggests that housing need can be expected to reinforce the existing profile, but with a slight 

shift towards a requirement for smaller dwellings relative to the distribution of existing housing. This 

is understandable given the fact that household sizes are expected to fall slightly in the future – 

particularly as a result of a growing older population living in smaller households. There are only 

minor differences in the mix shown when looking at the period to 2036 compared with the period to 

2030. 
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6.32 For these reasons, it is suggested in converting the long-term modelled outputs into a profile of 

housing to be provided (in the affordable sector) that the proportion of one bedroom homes required 

is reduced from these outputs with a commensurate increase in other dwelling sizes being 

appropriate. 

6.33 There are thus a range of factors which are relevant in considering policies for the mix of affordable 

housing (rented) sought through development schemes. At a Borough-wide level, the analysis 

would support policies for the mix of affordable housing (rented) of: 

 1-bed properties: 10-15% 
 2-bed properties: 40-45% 
 3-bed properties: 35-40% 
 4-bed properties: 5-10% 

6.34 The strategic conclusions recognise the role which delivery of larger family homes can play in 

releasing supply of smaller properties for other households; together with the limited flexibility which 

one-bed properties offer to changing household circumstances which feed through into higher 

turnover and management issues. 

6.35 The need for affordable housing of different sizes will vary by area (at a more localised level) and 

over time. In considering the mix of homes to be provided within specific development schemes, the 

information herein should be brought together with details of households currently on the Housing 

Register in the local area and the stock and turnover of existing properties. 

6.36 In the low-cost home ownership and market sectors a profile of housing that more closely matches 

the outputs of the modelling is suggested, although some consideration of the current stock profile 

is also relevant – this is particularly the case for four bedroom homes in the affordable home 

ownership category. On the basis of these factors it is considered that the provision of affordable 

home ownership should be more explicitly focused on delivering smaller family housing for younger 

households. On this basis the following mix of low-cost home ownership is suggested: 

 1-bed properties: 15-20% 
 2-bed properties: 40-45% 
 3-bed properties: 25-30% 
 4-bed properties: 10-15% 
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6.43 The conclusions for the affordable rented sector recognise the role which delivery of larger family 

homes can play in releasing supply of smaller properties for other households; together with the 

limited flexibility which one-bed properties offer to changing household circumstances which feed 

through into higher turnover and management issues. 

6.44 The analysis also takes account of the fact that rented affordable housing would tend to be 

allocated on the basis of a bedroom standard (which for example would see a childless couple 

having a need for a one-bedroom home), whilst it is expected that accessing low-cost (affordable) 

home ownership would have more flexibility (and that this tenure is in part designed to allow 

households in the private rented sector to buy their own home). 

6.45 Based on the evidence, it is expected that the focus of new market housing provision should be on 

two- and three-bed properties. Continued demand for family housing can be expected from newly 

forming households. 

6.46 There may also be some demand for medium-sized properties (2- and 3-beds) from older 

households downsizing and looking to release equity in existing homes, but still retaining flexibility 

for friends and family to come and stay. To respond and/or encourage this the Council may wish to 

adopt a policy which has increased provision of small to medium homes and reduced numbers of 

larger (+4 bed homes). 
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7 HOUSING TECHNICAL STANDARDS AND NEEDS OF SPECIFIC GROUPS 

Introduction 

7.1 Planning Practice Guidance note 56 (Housing: optional technical standards) sets out how local 

authorities can gather evidence to set requirements on a range of issues (including accessibility and 

wheelchair housing standards, water efficiency standards and internal space standards). This 

section looks at the first two of these (i.e. accessibility and wheelchair housing) as well as 

considering the specific needs of older people. 

7.2 The PPG sets out that the reason for the approach to setting standards is designed to ‘rationalise 

the many differing existing standards into a simpler, streamlined system which will reduce burdens 

and help bring forward much needed new homes’ (56-001) and that ‘local planning authorities will 

need to gather evidence to determine whether there is a need for additional standards in their area’ 

(56-002). 

7.3 The PPG sets out that local authorities should be using their assessment of housing need (and 

other sources) to consider the need for M4(2) (accessible and adaptable dwellings), and/or M4(3) 

(wheelchair user dwellings), of the Building Regulations. It sets out that there are a range of 

published statistics which can be considered, including: 

 the likely future need for housing for older and disabled people (including wheelchair user 
dwellings); 

 size, location, type and quality of dwellings needed to meet specifically evidenced needs (for 
example retirement homes, sheltered homes or care homes); 

 the accessibility and adaptability of existing housing stock; 
 how needs vary across different housing tenures; and 
 the overall impact on viability. 

7.4 This section of the report draws on a range of statistics, including those suggested in the PPG (for 

which the Government has provided a summary data sheet ‘Guide to available disability data’) – 

termed the Guide in analysis to follow. The discussion below begins by looking at older persons’ 

needs. 

7.5 Additionally, for some analysis it is necessary to project the population forward. Reference for this is 

made to the projections developed in this report, linking to the assessment of Objectively Assessed 

Housing Need (OAN). In this projection, the population is projected to grow by 20,200 in the 2016-

36, with an increase of 9,500 in the number of households – data is also provided for the 2016-30 

period. 
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7.14 The Housing LIN source also suggests a broad tenure split of 40% rented housing (affordable 

housing) and 60% in the market (including shared ownership)13 - this is likely to be a reasonable 

tenure split to consider in Runnymede. Within the 170 units per 1,000 population in the Housing LIN 

data, an indicative split is provided between sheltered housing, enhanced sheltered and extra-care. 

In reality, most additional specialist housing can be expected to be within the extra-care category, 

this is because many areas already have a notable supply of sheltered accommodation. 

7.15 It should be noted that these are national based assumptions which the Housing LIN apply to local 

areas. It may well be the case than in more affluent areas the need for this type homes would be 

less and vice versa. Therefore, the figures should be treated as indicative. 

7.16 Alternatively, Surrey County Council has also produced their own detailed Commissioning Strategy 

for Older People in Surrey14 which seeks to provide a further layer of detail. The aims of the 

strategy are to: 

 Stimulate the market to develop services which help older people make the most of 
personalisation and self-directed support; 

 Set up comprehensive commissioning arrangements for preventative services designed to 
improve the quality of life and maximize independence for older people and also control spend 
through managing increasing demand; 

 Specifically improve services for dementia; and 
 Minimise the costs of services provided, to ensure that the County Council can maximize their 

ability to help Older People in need of support. 

Registered Care Bedspaces (C2 use class) 

7.17 As well as the need for specialist housing for older people the analysis needs to consider 

Registered Care. As with the analysis of potential need for specialist accommodation, the analysis 

below considers changes to the number of people aged 75 and over who are expected to be living 

in some form of institutional housing. This is a direct output of demographic modelling which 

indicates an increase of around 330 people living in institutions over the 2016-36 period (17 per 

annum). 

13 See: http://www.housinglin.org.uk/ library/Resources/Housing/Support materials/Reports/MCGVdocument.pdf 
14 https://www.surreycc.gov.uk/social-care-and-health/care-and-support-for-adults/information-for-professionals-partners-and-
providers/adult-social-care-strategies-policies-and-performance/adult-social-care-commissioning-strategy-for-older-people-in-surrey-
2011-2020 
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7.35 The University currently offers guaranteed accommodation for all under-graduate new entrants and 

single year Masters students and post-graduate research students (around 400 per annum) if they 

apply before a certain deadline. RHUL operates almost at capacity but there are a few unavoidable 

voids due to university drop-outs. 

7.36 Only 80% of undergraduates (both international and domestic/EU) and only 60% of overseas 

Masters students and 20% of domestic Masters students take up this offer. The 20% of under-

graduate students that do not take up the offer do so for differing reasons. Typically the 

international students tend to live in private halls while the domestic under-graduates tend to 

already live locally. 

7.37 RHUL do not keep records of where students live if they do not live on campus. They have parent’s 

addresses as emergency contact but nothing else. It was suggested however that the majority of 

students living off campus lived in Englefield Green, Staines, West London and along the train line 

serving Egham. 

Growth Aspirations 

7.38 The University’s Masterplan would see an increase in student numbers to 12,000 by 2031 (+2,000) 

and the delivery of 5,579 additional bed-spaces (+2027). The growth is almost entirely in under-

graduate numbers with same proportion of Home/EU students and Internationals students as at 

present (79%:21%). 

7.39 As well as increasing the total number of students the University is also seeking to increase both 

bed-spaces and the percentage of students who live on campus. Their aim is to have 46% living on 

campus by 2031. 

7.40 RHUL has aspirations to widen the offer of guaranteed accommodation to returning students (2&3rd 

year under-graduates) particularly those in the third year. However the University has not gauged 

the appetite among the students for this. As living in halls cost more than some the private rents in 

HMOs on offer this is not necessarily a given. To give an indication of costs: 

 University run Halls of Residence – anything up to £150 per week with a 30/38 week contract; 
 Private Halls of Residence – Anything up to £250 per week for 50 weeks; and 
 HMO - £75-£120 per week plus bills, with a 50 week contract. 

7.41 The relatively lower cost of HMO accommodation is also a challenge for the private sector halls of 

residence providers. There are a number of such halls in the area which are planned for and 

populated without consulting with RHUL. The provision includes: 

 The Pad – 229 rooms 
 The Podium – 178 rooms 
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 The Hox – 499 rooms which will be available from Sept 2019 on the former Brunel Campus. 

7.42 While the Masterplan was prepared pre-Brexit RHUL is still on course for their 2021 targets and 

their long term aspirations haven’t changed. They still intend to increase the supply of bed-spaces 

by 1,000 in the immediate future but no concrete plans which will lead to a planning application. 

That said the longer term targets may need revision as there is some uncertainty but they have no 

deviated from them yet. 

7.43 The masterplan for the campus is a skeleton for the development of the area. They have since 

purchased (on a purchase and lease back basis) the adjacent Proctor and Gamble site. When P&G 

eventually vacate the site this will provide additional land for RHUL to grow into. Plans for that site 

have not yet been developed. 

7.44 It is also considered noteworthy that the Council is moving forward with regeneration proposals in 

Egham Town Centre. The provision of student accommodation is currently being considered for 

potential inclusion in these schemes. This would add another element of supply. 

PRS Accommodation 

7.45 Within the wider housing stock there are several issues that students face. In particular the 

landlords are now required to prove to the government that their tenants have the appropriate visas. 

This causes issues with International students who don’t often have the required proof or get it too 

late in the rental process. Landlords are also requiring substantial deposits which are difficult for 

some students to raise. 

7.46 To combat unscrupulous landlords the student union runs a landlord accreditation scheme. The 

accreditation scheme has four levels (Gold, Silver. Bronze, Platinum). In order for landlords or 

agents to become platinum accredited they must: 

 Registered member of a Deposit Protection Scheme (TDS, DPS or My Deposits); 
 Provide the union with copies of the Assured Short-hold Tenancy or Lodgers Agreement; 
 Provide the union evidence that they are registered members of a Property Redress Scheme; 
 Are accredited landlords with Runnymede Borough Council; 
 Have an independent company carry out a fire risk assessment; 
 Have an independent company carry out an inventory report; 
 Have an independent company carry out a damp and timber report every 5 years; 
 Charge a maximum of £100 administration fee; 
 Provide deposit deduction lists and receipts for the costs they charge tenants; and 
 Do not charge the student a holding fee. 
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Impact on OAN 

7.47 In order to understand whether the Council should consider delivering additional homes to meet the 

ambitions of RHUL we need to understand the assumed growth within the official forecasts and 

whether this exceeds or underestimates this growth. 

7.48 In 2011 54% of the Runnymede population aged 16-24 were full-time students (living in a 

household space). In the 2014-based projections this age group is projected to grow by 2,530 

people between 2012 and 2031 (The Universities plan period). Assuming the proportion of students 

remains constant this would equate to a growth of 1,369 students. 

7.49 However the University in their masterplan have sought to increase the number of students by 

3,395 over the same period. Around 2% would be mature students which if excluded would mean 

growth of in students aged 16-24 by 3,327. This is some 1,958 persons higher than the 2014-based 

projections anticipate. This is the unplanned for growth which would justify an uplift to the OAN. 

7.50 These calculations assume that all the forecast growth in students are RHUL students. Conversely, 

not all of this planned growth in RHUL Students living in households will live inside the Borough. As 

stated RHUL does not record the location of residence for students that do not live in University 

accommodation. 

7.51 In relation to the 1,958 additional students over and above the household population forecasts this 

would be offset by provision of institutional households. Put simply any additional provision of halls 

of residence would remove this group from the household population. 

7.52 As it is RHUL is seeking to deliver an additional 2,650 additional bed-spaces over the same period. 

This in itself would offset the additional student growth and when coupled with the number of private 

sector developments could justify some of the forecast growth in the household population moving 

to the institutional population. This would in fact reduce the OAN. 

7.53 If the University or the private sector does increase its bed-space provision by over 1,958 spaces 

then for every four bed-spaces) that are delivered (over and above 1958 spaces) then the OAN can 

justifiably be reduced by one. 

7.54 This is based on the average student household size of 3.8 in Runnymede as of 2011. This 

calculation does however assume that the university increases its bed-spaces provision in tandem 

to its student growth as planned. 
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Self and Custom Build 

7.55 Custom and self-build housing can be defined as housing commissioned and built by individuals or 

groups for their own use, either by building it themselves or working with builders and developers. 

"Custom build" is used to include self-build, which is a particular type of custom build where a 

person organises all the works themselves. Custom build may be undertaken by an individual, a 

group, or a developer (who will customise a standard product to suit a purchaser). 

7.56 From 1st April 2016, Regulations required that relevant authorities were to have established and 

publicised a Self-Build and Custom Housebuilding Register. As at 30th August 2017 the 

Runnymede register had 133 individuals on the custom and self-build register and 1 association. 

7.57 However, included within the Regulations were standardised eligibility criteria for entry onto the 

register. The Regulations mentioned above were updated in October 2016 and now specify that 

relevant authorities can introduce eligibility criteria in the form of a local connection test and a 

financial solvency test. 

7.58 The updated 2016 Regulations also state that the Council will be able to introduce an entry fee and 

an annual charge for applicants wanting to remain on the register. The Guidance states that 

relevant authorities who choose to set a local connection test are required to have two parts to their 

register. Individuals or associations of individuals who apply for entry on the register and meet all 

the eligibility criteria must be entered on Part 1. Those who meet all the eligibility criteria except for 

a local connection test must be entered on Part 2 of the register. The Council is likely to introduce 

these changes in early 2018, and therefore, Runnymede’s numbers are likely to alter (and 

decrease) on the introduction of a Local Connection Test. 

7.59 Authorities must count entries on Part 1 of the register towards the number of suitable serviced 

plots that they must grant development permission for. Entries on Part 2 do not count towards 

demand for the purpose of the 2015 Act (as amended) but relevant authorities must have regard to 

the entries on Part 2 when carrying out their planning, housing, land disposal and regeneration 

functions. 

7.60 There are no comprehensive sources of plot supply for custom and self-build homes however the 

two most commonly used are the Buildstore15 and Rightmove. While Buildstore has no plots in 

Runnymede Rightmove has seven plots. 
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8 EMPLOYMENT LAND REQUIREMENT 

8.1 In this section GL Hearn consider demand for employment land and floorspace over the period from 

2016-2030 and 2016-2036. The section considers requirements for employment land in the B1, B2 

and B8 use classes. The analysis is of ‘demand’ for employment land and therefore does not take 

account of any supply-side factors such as existing employment land allocations or commitments. 

8.2 When considering the scale of future needs the Planning Practice Guidance (PPG, 2014) requires 

consideration of quantitative and qualitative need. This entails estimating the scale of future needs 

broken down by different market segments, such as different B use classes. The PPG recommends 

the use of a number of different techniques to estimate future employment land requirements, 

namely assessments based on: 

 Labour Demand; 
 Labour Supply; and 
 Past Take-Up. 

8.3 There are relative benefits of each approach. The labour demand approach, based on econometric 

forecasts from Oxford Economics (OE), take account of differences in expected economic 

performance moving forward relative to the past, with regard to the sectoral composition of growth. 

However, a detailed model is required to relate net forecasts to use classes and to estimate gross 

floorspace and land requirements. 

8.4 The labour supply approach takes the housing need as the starting point for assessing employment 

land needs. It considers the level of workforce growth which could be expected to arise from 

housing delivery and models the employment land required to support this. This approach aims to 

provide alignment between future housing and employment land needs. 

8.5 In contrast, past take-up is based on actual delivery of employment development; but does not take 

account of the implications of growth in labour supply associated with housing growth nor any 

potential differences in economic performance relative to the past. It is also potentially influenced by 

past land supply policies. 

Labour Demand Scenarios 

8.6 This section takes forward the economic growth forecasts from OE set out in Chapter 4. Two 

periods have been considered: one for the period from 2016 to 2030 and one from 2016 to 2036. 

These show a growth of 6,950 jobs and 8,640 jobs respectively. 

Page 98 of 117 























      

 

        

     

     

         

     

 

        

         

           

   

              

      

 

     

       

 

      

     

       

    

  

       

 

        

          

Strategic Housing Market Assessment - Update, January 2018 Runnymede Borough Council 

9 SUMMARY AND CONCLUSIONS 

9.1 This summary section sets out the stages and findings used to update the OAN for Runnymede 

Borough. In line with the proposed local plan time period GL Hearn have set out the findings for the 

2016-2030 period. As part of the process the report also extends this period to 2036. 

9.2 The approach to defining housing need follows that set out in the PPG. It starts by considering 

trend-based demographic projections and then considered whether there is a case for adjusting the 

assessed housing need. These adjustments are to either support economic growth, or improve 

affordability (taking account of evidence from market signals and of affordable housing need). 

9.3 It should be reiterated that the OAN figure is not the housing target. It is an input to determining 

or reviewing housing targets in local plans alongside wider evidence. The housing target itself will 

be informed by the OAN but will also take into account wider factors such as sustainability, 

infrastructure constraints and land availability. It may also be necessary to take into account the 

unmet needs of neighbouring housing market areas. 

Demographic Need 

9.4 The PPG sets out that the “starting point” when assessing housing need are the official projections, 

the latest of which are the 2014-based set. Including an allowance for vacant properties these 

projections show a need for 415 dpa over the 2016-30 period. 

9.5 However, the official household projections do show some suppression within the Household 

Formation Rates (HFR). The suppression is particularly related to those aged 25-34 and is evident 

both historically (since 2001) and in the forward projections. 

9.6 In response GL Hearn modelled the impact of returning the HFR part way back to those expected 

prior to the 2007/8 recession (i.e. a mid-point between the 2008-based and 2014-based HFR). This 

increases the housing need in the starting point to 438 dpa. The remainder of the report reflects the 

use of the remodelled HFR. 

9.7 GL Hearn has also modelled the impact of taking into account the 2015 and 2016 mid-year 

population estimates (MYE). These indicated that the official projections under-estimated population 

growth over the 2014-16 period. Rebasing the projections to take the MYE into account increases 

the housing need in Runnymede to 446 dpa over the 2016-30 period. 

9.8 GL Hearn has also run some additional sensitivities looking at longer term trends over the 2006-

2016 period and the 2001-2016 period. The later period also included a further sensitivity relating to 

unattributable population change (UPC). 
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9.9 However, as housing delivery exceeded the need over both the five year period feeding into the 

official projections and over the 2006-2016 period then examining longer term trends becomes 

largely redundant as there was clearly no constraint on delivery. 

9.10 Furthermore, the pre-2006 data is sometimes questionable and there are inherent issues with UPC 

meaning that there is little merit in focusing on these projections. In any case the three sensitivities 

show a lower housing need than those using the official projections when they are rebased to take 

into account the latest mid-year estimates. 

9.11 Our demographic conclusion is therefore 446 dpa for the period 2016-30 based on the re-
based official projections. Looking slightly longer term to 2036 the same scenario results in a 

housing need of 431 dpa. 

9.12 In the previous SHMA GL Hearn also ran a sensitivity which sought to examine the housing need 

should migration to and from London revert back to pre-migration levels. The approach at that time 

reflected the Greater London Authority (GLA) methodology. However the GLA has since changed 

their methodology to look at longer term trends over the last 10 year. This therefore aligns with the 

scenario already included within the sensitivities above. 

Economic Need 

9.13 The next stage in the OAN methodology is to assess whether there is a need to increase housing 

need to address the needs of the local economy. This stage is informed by economic forecasts 

purchased from Oxford Economics and Cambridge Econometrics. 

9.14 In both cases the projected employment growth (jobs based) was substantially lower than those 

Experian forecasts which informed the previous 2015 SHMA. This was particularly the case in 

Spelthorne where the forecasted jobs growth was around 500 jobs per annum less than the 

forecasts used for the 2015 SHMA. 

9.15 Notwithstanding previous concerns with the Experian forecasts the downgraded forecasts reflect 

the on-going uncertainty around Brexit as well as continued austerity measures among other 

considerations. The forecasts also take into account the latest evidence produced in the interim 

period from sources such as Business Register and Employment Survey and the regional 

Workplace Jobs data. Broadly these show fluctuating employment in Runnymede and falling 

employment in Spelthorne. 

9.16 In both local authorities the Oxford Economics forecasts show a more positive level of jobs growth. 

In Runnymede the OE forecasts show a compound annual growth rate of 0.7% per annum for the 
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9.36 GL Hearn therefore concludes that the OAN for Runnymede is 498 dpa over the 2016-30 
period. This would reduce to 488 dpa should the period be extended to 2036. This equates to 
a compound annual growth rate of 1.3%. 

9.37 Such a level of housing need sits within the concluded range of 466 - 535 dpa in the 2015 SHMA. 

The mid-point of which (501 dpa) is only three homes per annum higher than the calculated need. 

The upper end of the previous range was driven by an economic need which has been substantially 

downgraded. 

9.38 It should however be noted that this level of growth is around 60 homes per annum lower than the 

figure proposed by the new standardised methodology for calculating housing need (557 dpa). The 

proposed approach sees a substantially larger increase to address market signals. However, this 

methodology is only in draft form and is therefore subject to change. 

Housing Mix 

9.39 The modelling outputs provide an estimate of the proportion of homes of different sizes that are 

needed. There are a range of factors which should be taken into account in setting policies for 

provision. The mix of affordable rented housing sought through development at a Borough-wide 

level could be as follows: 

 1-bed properties: 10-15%; 
 2-bed properties: 40-45%; 
 3-bed properties: 35-40%; and 
 4-bed properties: 5-10% 

9.40 The strategic conclusions recognise the role which delivery of larger family homes can play in 

releasing a supply of smaller properties for other households; together with the limited flexibility 

which one-bed properties offer to changing household circumstances which feed through into 

higher turnover and management issues and the issue of single people under 35 years old only 

being eligible to claim benefits for a room in a shared house. 

9.41 The conclusions also take account of information about the turnover of homes of different sizes as 

well as the profile of need form homeless households and those with a priority need. 
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9.42 The provision of affordable home ownership should be more explicitly focused on delivering smaller 

family housing for younger households. On this basis the following mix of low-cost home ownership 

housing is suggested: 

 1-bed properties: 15-20%; 
 2-bed properties: 40-45%; 
 3-bed properties: 25-30%; and 
 4-bed properties: 10-15%. 

9.43 In the market sector, a balance of dwellings is suggested that takes account of both the demand for 

homes and the changing demographic profile. The following mix of market housing is suggested: 

 1-bed properties: 5-10%; 
 2-bed properties: 25-30%; 
 3-bed properties: 40-45%; and 
 4-bed properties: 20-25%. 

9.44 The figures can however be used as a monitoring tool to ensure that future delivery is not 

unbalanced when compared with the likely requirements as driven by demographic change in the 

area or linked to macro-economic factors and local supply. 

9.45 The need for affordable housing of different sizes will vary by area (at a more localised level) and 

over time. In considering the mix of homes to be provided within specific development schemes, the 

information herein should be brought together with details of households currently on the Housing 

Register in the local area and the stock and turnover of existing properties. 

9.46 The mix identified above should inform strategic planning and housing policies and for monitoring 

over time. In applying recommended housing mix to individual development sites, regard should be 

had to the nature of the development site and character of the area, and to up-to-date evidence of 

need as well as the existing mix and turnover of properties at the local level. 

Older Persons Housing Need 

9.47 The SHMA Update indicates that the number of residents aged over 65 across the Borough is 

projected to increase by 32.6% over the period to 2030. As a result of a growing older population 

and increasing life expectancy, the official projections show an increase in people with mobility 

problems of around 37% by 2030 and an increase of 43% in persons with dementia. 

9.48 Some of these households will require adaptations to properties to meet their changing needs whilst 

others may require more specialist accommodation or support. There is clear evidence of need for 

properties which are capable of accommodating people’s changing needs. 
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	Figure
	1 INTRODUCTION 
	1 INTRODUCTION 
	1.1 Runnymede Borough Council is in the process of developing a local plan which will guide development within the Borough over the period to 2030. Therefore, the Council have requested that GL Hearn prepare a targeted update of the Runnymede and Spelthorne Strategic Housing Market Assessment (SHMA) published in November 2015. 
	1.2 Since the preparation of the 2015 SHMA, new 2014-based official population and household projections have been released. There is also a range of other more recent data available, including house price and affordability data and more recent economic forecasts. 
	1.3 The purpose of this report is to update the 2015 SHMA findings to take account of this latest data, against a context whereby Planning Practice Guidance outlines that these latest official population and household projections should provide the starting point for identifying objectively-assessed housing need. 
	1.4 This report considers the objectively assessed housing need (OAN) based on the methodology set out in Planning Practice Guidance at the time of writing. The OAN figure is not the housing target. It is an input to determining or reviewing housing targets in local plans alongside wider evidence. 
	1.5 Housing targets in local plans will be informed by the OAN but will also take into account wider factors such as sustainability, infrastructure constraints and land availability; together where appropriate with unmet needs of other areas. 
	1.6 GL Hearn were also asked by the Council to provide an assessment of need for employment land associated with the anticipated level of housing and population growth. This is to ensure that the strategies for housing and employment land are joined up. 
	1.7 The report is intended to be treated as an Addendum to the previous SHMA (GL Hearn, November 2015) and should be read alongside this. The updated employment land forecasts build on previous work carried out in the 2016 Employment Land Review. 
	National Planning Policy Framework and Guidance 
	National Planning Policy Framework and Guidance 
	NPPF 
	NPPF 
	1.8 The 2012 National Planning Policy Framework (NPPF)sets out the Government’s planning policies for England. This was considered in the 2016 SHMA, and therefore is summarised briefly here. 
	1 

	CLG (March 2012) National Planning Policy Framework 
	1.9 The Framework sets a presumption in favour of sustainable development whereby Local Plans should meet objectively assessed development needs, with sufficient flexibility to respond to rapid change, unless the adverse impacts of doing so would significantly or demonstrably outweigh the benefits or policies within the Framework (including policies relating to Green Belt and other nationally and internationally significant landscapes and environmental designations) indicate that development should be restr
	1.10 Section 6 sets out policies relating to housing. Within this, Paragraph 47 sets out that to boost significantly the supply of homes, local planning authorities should 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. 
	1.11 Guidance is also provided on plan-making, with Paragraph 159 setting out requirements for the evidence base relating to housing provision; Paragraphs 173-177 dealing with deliverability; and Paragraphs 178-181 emphasising the need for local authorities to work together to address strategic cross-boundary issues, of which housing provision is likely to be one. 
	1.12 The Government has indicated its intention to update the NPPF in Spring 2018. The authorities will need to take account of any changes in national planning policies and associated guidance on its publication. 

	Planning Practice Guidance 
	Planning Practice Guidance 
	1.13 Guidance on Assessment of Housing and Economic Development Needs is set out by Government, which deals with how objectively assessed housing need should be defined. It provides a framework against which evidence-base studies such as this are assessed at local planning examinations and planning appeals, and thus the methodology which needs to be followed. 
	1.14 The PPG methodology was set out in the 2015 SHMA and is available online.It is framed by Government’s objective to significantly boost housing supply. It outlines that estimating future need for housing is not an exact science, and that there is no one methodological approach or dataset which will provide a definitive assessment of need. However, it strongly recommends the use of the methodology set out therein.
	2 
	3 

	1.15 The PPG sets out that there may be instances where these official projections require adjustment to take account of factors affecting local demography or household formation rates, in particular where there is evidence that household formation rates are or have been constrained by supply. 
	https://www.gov.uk/government/collections/planning-practice-guidance 
	https://www.gov.uk/government/collections/planning-practice-guidance 

	PPG ID: 2a-005-20140306 
	1.16 It then goes on to outline that: 
	“The housing need number suggested by household projections (the starting point) should be 
	adjusted to reflect appropriate market signals, as well as other indicators of the balance 
	between the demand for and supply of dwellings…. 
	“In areas where an upward adjustment [to the assessment of housing need] is required, plan 
	makers should set this adjustment at a level that is reasonable. The more significant the affordability constraints (as reflected in rising prices and rents, and worsening affordability ratio) and the stronger other indicators of high demand (e.g. the differential between land prices), the larger the improvement in affordability needed and, therefore, the larger the 
	additional supply response should be.” 
	1.17 The PPG is clear that market signals are intended to warrant consideration of an adjustment from the starting point demographic projection (ID 2a-019-20140306). The ‘starting point’ demographic projection used in this report are the 2014-based Household Projection. The PPG does not provide a formula for how an adjustment for market signals should be quantified. It simply sets out that it should be ‘reasonable.’ 
	1.18 The Guidance also that affordable housing need should be calculated and considered in the context of its likely delivery as a proportion of mixed market and affordable housing. It outlines that an increase in the total housing figures included in the local plan should be considered where it could help deliver the required number of affordable homes.Case law has clarified that the consideration of an increase to boost affordable housing delivery is necessary in drawing conclusions on OAN.
	4 
	5 

	1.19 The Guidance indicates that job growth trends and/or economic forecasts should be considered having regard to the growth in working-age population in the housing market area. It sets out that where the supply of working age population that is economically active (labour force supply) is less than the projected job growth, this could result in unsustainable commuting patterns (depending on public transport accessibility and other sustainable options such as walking and cycling) and could reduce the resi
	1.20 Drawing the above together the OAN of the housing market area is thus influenced by the demographic need for housing, with upward adjustments where appropriate to take account of market signals and affordable housing need and/or to support economic growth. 
	1.21 The Guidance is clear that the assessment of need should be realistic and should be based on future scenarios that could be reasonably expected to occur. It specifically sets out that the 
	PPG ID 2a-029-20140306 
	Kings Lynn & West Norfolk vs. SSCLG & Elm Park Holdings Ltd [2015] EWHC 2464 (Admin) 
	assessment of need should not take account of supply-side factors or development constraints. These are relevant in bringing evidence together in the plan-making process. 
	1.22 Where there is not an up-to-date housing requirement within the development plan, case law has established that the need to be used in assessing five year land supply in these (interim) circumstances is the objectively-assessed housing need.
	6 

	2 
	3 
	4 
	5 


	Planning for the Right Homes in the Right Places 
	Planning for the Right Homes in the Right Places 
	1.23 Government has recently undertaken a consultation entitled Planning for the right homes in the right places. This ran from September – November 2017. It consulted on proposals for a new standardised methodology for assessing housing need which, if taken forward, would replace that in the PPG. This does not form Government policy, and therefore the figures arising from it cannot be relied upon in planning appeals, at the current time. 
	7 

	1.24 If the methodology (or a derivation of it) is taken forward by Government either through or alongside revisions to the NPPF, or updating of Planning Practice Guidance, the Council will need to take it into account. 
	R vs City and District of St Albans, EWCA Civ. 1610 7 
	https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals 


	Update on Spelthorne Borough Council 
	Update on Spelthorne Borough Council 
	1.25 Paragraph 7 of Planning Practice Guidance states that local planning authorities should assess their development needs working with the other local authorities in the relevant housing market area in line with the duty to cooperate, in the case of Runnymede Borough Council this would be Spelthorne Borough Council. 
	1.26 The guidance advises this because such needs are rarely constrained precisely by local authority administrative boundary. The exception to this is whereby local plans are at different stages of production, which is currently the case with Runnymede and Spelthorne Borough Councils. 
	1.27 In such circumstances the local planning authorities should build upon the existing evidence base of partner local authorities in their housing market area but should coordinate future housing reviews so they take place at the same time. 
	1.28 The 2015 SHMA identified a single HMA covering Runnymede and Spelthorne local authorities. Spelthorne Borough Council was approached to determine whether the SHMA Update would cover both authorities and therefore jointly update their OAN. Spelthorne Borough Council identified that 
	they did not require their OAN to be updated at this time due to the local plan process stage they were currently in. 
	1.29 The assessment of demographic and economic need for Runnymede Borough Council still needs to be set within an understanding of dynamics across the HMA, and therefore projections were developed for both Runnymede and Spelthorne Boroughs. Although this update only reports on the findings for Runnymede Borough. 

	2015 Runnymede and Spelthorne SHMA OAN Findings 
	2015 Runnymede and Spelthorne SHMA OAN Findings 
	1.30 The Runnymede and Spelthorne Strategic Housing Market Assessment (“the Runnymede and Spelthorne SHMA”) published in 2015 was commissioned by the Runnymede and Spelthorne Borough Council’s and was prepared by a consultancy team comprising GL Hearn and Justin Gardner Consulting. 
	Housing Market Area 
	Housing Market Area 
	1.31 Using information relating to commuting, migration and house price changes the 2015 SHMA identified a series of inter-connected local housing markets across Surrey and West London. However, it concludes that there was a single HMA covering Runnymede and Spelthorne local authorities. 
	Figure 1: Runnymede and Spelthorne Housing Market Area 
	Figure
	Source: GL Hearn based on OS data (2015) 
	1.32 However, the work recognises that there are notable overlaps and interactions between Runnymede and Spelthorne and neighbouring housing market areas (particularly Elmbridge, Hounslow and Woking) and it would be good practice for the Councils to continue to work alongside their neighbouring authorities to better understand the issues and seek to coordinate activities. 
	OAN 
	1.33 The demographic starting point in the 2015 SHMA was 2012-based ONS population and CLG household projections. These showed a housing need for 399 homes in Runnymede per year from 2012 to 2037. These were rebased to 2013 to take into account the latest Mid-year estimates and translated them into housing for the period 2013-2033, resulting in 434 homes per annum in Runnymede. 
	1.34 Further sensitivity analysis resulted in need for 962 homes per annum across the HMA, with 441 homes per annum in Runnymede. This figure did not take into account affordable housing need or include adjustments to take account of market signals or the needs of the local economy. 
	1.35 To improve affordability (and provide additional affordable housing) and household formation rates amongst younger households an uplift of 61 homes per annum across the study area was proposed, 
	1.35 To improve affordability (and provide additional affordable housing) and household formation rates amongst younger households an uplift of 61 homes per annum across the study area was proposed, 
	with an uplift of 26 homes per annum in Runnymede resulting in an uplifted housing need of 535 homes per annum. 

	1.36 The SHMA identified an overall need for housing over the 2013-2033 period of 466-535 homes per annum for the borough of Runnymede. The lower end of the range is based on demographic trends with adjustment to reflect increased out commuting from London and improvements to affordability (the uplifts are lower for the lower need). 
	1.37 The upper end reflects the level of housing which would be required to meet the needs of the local economy and also has an adjustment to improve affordability. These figures included the provision of affordable homes as part of the overall housing delivery. 


	Report Structure 
	Report Structure 
	1.38 The remainder of the report is structured as follows: 
	 
	 
	 
	Section 2: Trend-based Demographic Projections 

	 
	 
	Section 3: Economic-led Projections 

	 
	 
	Section 4: Affordable Housing Need 

	 
	 
	Section 5: Market Signals 

	 
	 
	Section 6: Housing Mix 

	 
	 
	Section 7: Specific Groups 

	 
	 
	Section 8: Employment Land Requirement 

	 
	 
	Section 9: Conclusions. 




	2 TREND-BASED DEMOGRAPHIC PROJECTIONS 
	2 TREND-BASED DEMOGRAPHIC PROJECTIONS 
	Introduction 
	Introduction 
	2.1 In this section consideration is given to demographic evidence of housing need and trend-based projections. Such projections are critical to the SHMA process and this is emphasised in the NPPF (para 158) which states that local planning authorities should prepare a SHMA to identify the scale of housing which ‘meets household and population projections, taking account of migration and demographic change’. 
	2.2 The importance of such projections can also be seen in the PPG which states [2a-015] that ‘household projections published by [CLG] should provide the starting point estimate of overall housing need’. The CLG projections are directly linked to ONS subnational population projections (SNPP). Further emphasis is put on the CLG projections in 2a-017 where it is noted that ‘the household projections… are statistically robust and are based on nationally consistent assumptions’. 
	2.3 However, the PPG also identifies [2a-014] that ‘establishing future need for housing is not an exact science. No single approach will provide a definitive answer’ and in 2a-017 notes that ‘plan makers may consider sensitivity testing, specific to their local circumstances’ – this is particularly related to evidence that there have been particular events which may have impacted on migration or the profile of the local population. Furthermore, the PPG notes [2a-016] that ‘where possible, local needs asses
	2.4 The analysis in this section focusses on data and outputs for Runnymede; however, some summary information for Spelthorne is also provided. The projections developed cover the period from 2016 to 2030 and 2036 – the start point chosen to be consistent with the latest date for which good quality information is available (from ONS mid-year population estimates (MYE)) and the end point to align with potential Local Plan end dates. 

	Components of Past Population Change 
	Components of Past Population Change 
	2.5 Figure 2 and Table 1 consider the drivers of population change in Runnymede over the past 15years (2001-16). Population change is largely driven by natural change (births minus deaths) and migration although within ONS data there is also a small other changes category (mainly related to armed forces and prison populations) and an Unattributable population change (UPC) – this is an adjustment made by ONS to mid-year population estimates where Census data has suggested that population growth had either be
	-

	Figure
	Figure
	Figure
	Figure
	Figure
	2.22 The analysis below therefore considers three potential sensitivities to the figures. These can be described as: 
	 
	 
	 
	Implications of 2015 and 2016 Mid-Year Population Estimates – Rebased SNPP; 

	 
	 
	Implications of 10-year migration trends – 10-year migration; 

	 
	 
	Implications of 15-year migration trends – 15-year migration; and 

	 
	 
	Implications of Unattributable Population Change (UPC) and 15-year migration trends – 15-year migration (+UPC). 


	Rebased SNPP 
	Rebased SNPP 
	2.23 This projection takes assumptions from the 2014-based SNPP, but overwrites the population projection figures for 2015 and 2016 by those in the ONS Mid-Year Population Estimates (by age and sex) as there is data on population growth available and it is not therefore necessary to project it. Moving forward from 2016, this projection 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 M

	10-year migration/15-year migration 
	10-year migration/15-year migration 
	2.24 These projections use information about migration levels in the 10-year period (2006-16) and also a 15-year period (2001-16); the scenarios therefore include the most up-to-date MYE figures (for 2016). The projections do not just look at the migration figures and roll these forward but recognise 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 are projecting for international net migration to dec
	2.25 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-/15-year period, the projection applies an upward adjustment to migration, and vice versa. 

	15-year migration (+UPC) 
	15-year migration (+UPC) 
	2.26 As shown earlier there is a modest level of Unattributable Population Change (UPC) in the ONS data for the HMA. In this instance UPC is positive. This suggests that the components of change feeding into the SNPP may under-estimate migration and population growth. 
	2.27 Whilst making an adjustment for UPC could be an alternative scenario, it is not considered, on its own, to be a robust alternative to the SNPP. The main reasons for this are that it is unclear if UPC 
	Figure
	Figure
	2.34 The projection linked to 10-year migration trends should be given some weight although this period also included a period of marginal over-delivery of housing in the HMA. As the analysis of housing need has developed over time it has become common practice to consider 10-year trends as well as the most recent official projections. Given that both population growth and migration in the HMA has been variable over time, this projection might be described as being more ‘stable’. 
	2.35 A 15-year trend projection might therefore be argued as even more stable, however when looking back that far there is a greater risk of picking up trends which no longer persist. Adding in a UPC adjustment to the 15-year trends shows a higher projected level of population growth (across the HMA) and is arguably also a projection that should be given consideration. 
	2.36 However, it is noted that including UPC within projections is not an approach universally supported by planning inspectors (or indeed by ONS). It is the case that any errors due to UPC may now be quite historic (and potentially associated with data prior to 2006). Hence, on balance, it is not recommended that the UPC adjustment is fed into conclusions about OAN. 
	2.37 Overall, the modelling to follow continues to look at the five scenarios developed. However, in drawing conclusions about a reasonable level of population growth to plan for, the official projections (rebased to 2016) and those linked to 10-year trends should be the main ones used to understand potential range of housing need. 


	Household Formation Rates 
	Household Formation Rates 
	2.38 Having studied the population size and the age/sex profile of the population the next step in the process is to convert this information into estimates of the number of households in the area. To do this the concept of Household Representative Rates (HRR) is used. HRRs can be described in their most simple terms as the number of people who are counted as heads of households (or in this case the more widely used Household Reference Person (HRP)). 
	2.39 In June 2016, CLG published a new set of (2014-based) household projections – the projections contain two core analyses. The Stage 1 household projections project HRRs based on data from the 1971, 1981, 1991, 2001 and 2011 Censuses with outputs for age, sex and marital status. For younger age groups greater weight was given in the CLG projections methodology to the dampened logistical trend than the simple logistics trend; the effect of which is to give greater weight to the shorter-term trends. 
	2.40 The Stage 2 household projections consider household types and the methodology report accompanying the projections is clear that these projections are based on just two data points – from the 2001 and 2011 Census. Overall outputs on total household growth are constrained to the 
	2.40 The Stage 2 household projections consider household types and the methodology report accompanying the projections is clear that these projections are based on just two data points – from the 2001 and 2011 Census. Overall outputs on total household growth are constrained to the 
	totals from the Stage 1 Projections. This means that both sets of projections show the same level of overall household growth (when set against the last set of SNPP) but some of the age specific assumptions differ. Differences can however occur between the Stage 1 and 2 headship rates when modelled against different population projections (due to differences in the age structure). 

	2.41 Overall, it is considered that the Stage 1 projections should be favoured over the Stage 2 figures for the purposes of considering overall household growth; this is for two key reasons: a) the Stage 1 figures are based on a long-term time series (dating back to 1971 and using 5 Census data points) whereas the Stage 2 figures only look at two data points (2001 and 2011) and b) the Stage 2 figures are constrained back to Stage 1 values, essentially meaning that it is the Stage 1 figures that drive overal
	2.42 Figure 3 shows how Stage 1 figures differ for different age groups. It is evident from the analysis that household formation amongst households in their late 20s and early 30s fell slightly over the 2001-11 decade. 
	2.43 Moving forward from 2011, the data does suggest that there will not be any notable further reduction (with any reduction only apparent after about 2029). The 2014-based household projections also expect household formation rates amongst older age groups to fall over time. Given 
	improving life expectancy this ‘trend’ looks to be reasonable (as it would be expected that more 
	people would remain living as couples). 
	Figure
	Sensitivity Testing Household Formation Assumptions 
	Sensitivity Testing Household Formation Assumptions 
	2.44 The PPG in Para 2a-017 states that it may be sensible to undertake sensitivity testing around household formation rates; and sets out that the household formation rates may in some circumstances have been suppressed historically by an under-supply of housing and worsening affordability (Para 2a-015). Against this context, GL Hearn has considered trends in household formation in the 2014-based Household Projections. 
	2.45 Figure 3 shows that in a number of areas within the HMA, household formation rates for younger households had fallen. Research by the late Alan Holmanshas suggested that this is likely in part due to increasing international migration and in part due to economic factors and affordability. His research identified that: 
	8 

	‘The working assumption in this study is that a considerable part but not all of the 375,000 shortfall of households relative to trend was due to the state of the economy and the housing market. 200,000 is attributed to over-projection of households due to the much larger proportion of recent immigrants in the population, whose household formation rates are lower than for the population as a whole. This effect will not be reversed. The other 175,000 is attributed to the economy and the 
	state of the housing market and is assumed to gradually reverse’. 
	2.46 Broadly what Dr Holmans was saying is that about half of changes to household formation seen nationally are due to market factors and about half due to international migration. 
	2.47 International migration has been an important component of demographic trends in Runnymede, as the components of change analysis in shows, and international migration is therefore likely to have contributed to a fall in household formation amongst younger households. 
	2.48 Research by Neil McDonald and Christine Whiteheadhas taken forward the Holmans’ research to consider the 2012-based Household Projections. The assumptions on household formation in the 2014-based Household Projections are very similar to these. Their research identified that changes in household formation amongst younger households are not just related to the recession and housing market factors, but to levels of student debt, impacts of welfare reform, changes in types of employment, and higher number
	9 
	-

	2.49 Nonetheless, as the analysis above shows some reduction in the HRRs for the population aged 2534 (and to a lesser extent 35-44 in Spelthorne) a sensitivity test has been developed to look at an 
	-

	Holmans, A. (2013) New estimates of housing demand and need in England, 2011-31, TCPA, London. 
	alternative approach to HRRs. In this sensitivity, a ‘part-return-to-trend’ analysis has been developed, where the rate of household formation sits somewhere between figures in the 2014based projections and those in an older 2008-based version. 
	-

	2.50 The adjustment has been applied to both the 25-34 and 35-44 age groups with outputs being provided in the following section. These headship adjustments are modelled in drawing conclusions on both the demographic and economic-led need for housing in this report. 
	8 
	9 McDonald, N. and Whitehead, C. (Nov 2015) New estimates of housing requirements in England, 2012 to 2037. 


	Housing Need 
	Housing Need 
	2.51 The series of tables below bring together outputs in terms of household growth and housing need using the 2014-based HRRs and with an uplift to the 25-44 age group. 
	2.52 To convert households into dwellings the data includes an uplift to take account of vacant homes. This has been based on 2011 Census data with an adjustment to take account of the reduction in the number of vacant homes seen since 2011 (which is about a 10% reduction in Runnymede). The vacancy rates applied are: 
	 
	 
	 
	Runnymede – 4.4%; and 

	 
	 
	Spelthorne – 2.7%. 


	2.53 The Council Tax Register (CTR) as published could have been used as an alternative source (which would be more up-to-date). However, there are concerns that the CTR may not include all vacant homes and therefore would underestimate the figures (which would slightly reduce the housing need). In the modelling, household growth figures are uplifted by these figures to provide an estimate of housing need. It is assumed that such a level of vacant homes will allow for movement within the housing stock and i
	2.54 Across Runnymede, the analysis shows an overall housing need for 415 dwellings per annum when using the 2014-based SNPP as the underlying population projection (2016-30). This figure goes up slightly when the assumptions include MYE data for 2016. With long-term (10-year) migration assumptions the housing need is shown to be for some 410 dwellings per annum, and with longer-term (15-year) trends and/or a UPC adjustment this figure is reduced further. 
	2.55 If the part-return to trend HRRs are applied the level of housing need increases; in the case of the SNPP, by about 6% to 438 dwellings per annum. All other scenarios also increase, but none shows need as high as with the rebased official projections. 
	Figure
	Figure
	Figure
	Figure
	Figure


	3 FUTURE EMPLOYMENT AND THE LINK TO HOUSING 
	3 FUTURE EMPLOYMENT AND THE LINK TO HOUSING 
	Introduction 
	Introduction 
	3.1 In this section, consideration is given to economic growth and how this may influence the level and distribution of housing need. The relationship between economic growth and housing need is complex, influenced by a number of factors including: 
	 
	 
	 
	The inter-relationship between jobs and people, recognising that some people hold down more than one job; 

	 
	 
	Levels of economic participation, with employment rates a function of a number of factors including the availability of jobs and skills; and 

	 
	 
	Commuting patterns and ratios, which can influence the balance between residents in employment and jobs in an area. These are influenced by transport connections, investment, the availability of employment opportunities and earnings levels. 


	3.2 The complexity of these factors, coupled with the inevitable uncertainties associated with predicting long-term economic performance, makes accurate modelling of the numbers of homes needed to support future economic growth inherently difficult to accurately predict. However Planning Practice Guidance requires consideration of the relationship between jobs growth and housing need. 
	Overall job growth 
	Overall job growth 
	3.3 To inform the SHMA Update, GL Hearn has purchased the following forecasts in October 2017: 
	 
	 
	 
	Cambridge Econometrics (CE), August 2017 

	 
	 
	Oxford Economics (OE), October 2017 


	3.4 Forecasts provide a tool which can be used to interrogate and understand economic growth potential, but should not be used uncritically. They are mathematical models and should be interrogated alongside other information in drawing conclusions on economic growth potential. 
	3.5 Two sets of forecasts were purchased to allow us to compare and contrast their outputs. The two models work in different ways. Both however are top down models with sector based national forecasts derived from their experts based on trends, research and opinions. As such they may take different but equally valid views on how sectors may perform in future. 
	3.6 The forecasts also use slightly different sectors and can therefore not always be examined on a likely for like basis when disaggregated. Furthermore when the national forecasts and broken down to regional and then local authority basis they may take a different view on how this should be done. For example they may use trends based on different time frames or based on different location quotient e.g. percentage of regional expenditure or percentage of regional employment. Again both equally valid but ma
	Figure
	Figure
	3.13 Although Centrica announced in 2015 plans to cut around 6,000 jobs with redundancies occurring by 2017, the company did not specify where these job losses would occur. It should be noted that at this time the company were operating from 50 sites across the UK and Ireland. No specific information regarding job losses in the Borough has been published. 
	3.14 In June 2017 planning permission was granted for an 18,614sq.m office building at 31 The Causeway in Runnymede. This site was capable of accommodating approximately 1,500 staff for proposed occupier British Gas. 
	3.15 The application details state that the proposed development will allow British Gas to rationalise their operations in Runnymede and stay within the Borough. Although it currently appears employment levels are likely to remain fairly stable, it would however appear to be unreasonable for CE to assume continued growth in this sector particularly to the level it does. 
	3.16 Our discussions with the Economic Development Officer at Runnymede highlight a few areas of growth particularly in the private professional sectors including professional, scientific and technical and information and communications sectors. This would give more credence to the OE forecasts. 
	3.17 The growth has mainly been the result of new companies moving into the Borough during the last four years such as Akamai, VMWare, Ingram Micro and Mallinckrodt Pharmaceuticals. However a number of international companies have also grown their Runnymede workforce through organic growth, acquisition and relocation of offices to Runnymede from elsewhere in the UK. 
	3.18 The Council hopes to see further agglomeration effects resulting from the local growth in cloud computing and Information and communications specialists. That said they still believe that future growth in the sector is expected to be more modest. 
	3.19 Other professional, scientific and technical sector considerations include the eventual loss of approximately 400 jobs at Procter and Gamble’s site near Royal Holloway, resulting from the signing of a definitive agreement by Procter & Gamble to merge 43 of its beauty brands with Coty Inc. in a Reverse Morris Trust transaction. 
	3.20 There is also the expected loss of 100 jobs at Thales as a result of them consolidating elsewhere, and the loss of approximately 300 jobs at Service Now who relocated in nearby Staines Town Centre having outgrown their offices in Runnymede, 
	3.21 Although the office market in the sub-region has slowed over the last year additional Grade A office space has come onto the market. The local economy has historically been fairly resilient with 3 Lotus Park on the Causeway being the first speculative office scheme to be launched in the South East following the financial crisis. 
	Figure
	3.28 Overall, the OE forecast expects job growth to be nearly double that in the CE forecast (when viewed over the 2016-30 period). It is these OE forecasts which have been fed through to the later analysis on employment land need. 


	Key assumptions 
	Key assumptions 
	3.29 The series of sub-headings below set out the key assumptions used in the analysis of the link between jobs and homes. Under many of the headings, additional sensitivity analysis has been carried out. This is noted as relevant with core outputs in relation to the number of homes needed being provided at the end of the section. 
	Double jobbing 
	Double jobbing 
	3.30 The analysis considers that a number of people may have more than one job (double jobbing). This can be calculated as the number of people working in the local authority divided by the number of jobs. Data to estimate double jobbing has been taken from the Annual Population Survey (available on the NOMIS website) and uses an average over the period since 2004. This period of time has been used to reflect relatively high error margins associated with data for individual years. Double jobbing assumptions
	 
	 
	 
	Runnymede – 5.0%; and 

	 
	 
	Spelthorne – 4.1%. 



	Commuting dynamics 
	Commuting dynamics 
	3.31 As well as recognising that some people may have more than one job, the analysis takes account of commuting patterns. Where an area sees more people out-commute for work than in-commute it may be the case that a higher level of increase in the economically active/working population would be required to provide a sufficient workforce for a given number of jobs (and vice versa where there is net in-commuting). 
	3.32 The core analysis in this report uses commuting data from the Census and assumes that the relationships seen in 2011 remain the same going forward. This is essentially the same core assumption as in the SHMA with detailed information being found in Figure 59 of the 2015 SHMA report. The commuting ratios applied to each local authority are shown below and it should be noted that a ratio above 1 implies a degree of out-commuting and below 1 is in-commuting: 
	 
	 
	 
	Runnymede – 0.82 and 

	 
	 
	Spelthorne – 1.22. 


	3.33 Further information on commuting patterns is set out in Chapter 2 of the 2015 Runnymede and Spelthorne SHMA 
	Figure

	Economic activity/employment rates 
	Economic activity/employment rates 
	3.35 Having estimated the likely required change to the workforce under a range of scenarios, the next stage is to estimate how much growth is implied by demographic projections (to allow for a comparison between jobs and workforce growth). This entails making assumptions about how economic participation might change in the future. 
	3.36 Trends are of growing employment rates driven in particular by growing numbers of women in the workforce and people working longer (linked to growing life expectancy and health and changes in State Pension Age). The extent of the changes is however difficult to precisely predict. 
	3.37 The approach taken in this report is to derive a series of age and gender specific employment rates and use these to estimate how many people in the population will be working as projections develop. This is a fairly typical approach and the analysis uses the same information as in the 2015 SHMA (a discussion of the methodology can be found in Sections and Figure 61 of the SHMA). 
	5.17-5.21 

	3.38 By way of a sensitivity analysis or sense check, two alternatives have been developed; these are both based on economic activity rates and are described below: 
	 
	 
	 
	Office of Budget Responsibility (OBR) – The latest set of OBR rates date from January 2017 and have been widely used in analysis of this nature (mainly by the development industry). It is not considered that these rates are very useful as they do not relate to economic forecasts and they tend to show rates of change in the economically active population that are at odds with the expectations of the main forecasting houses; and 

	 
	 
	Experian – In February 2016, Experian published a set of economic activity rates which underpinned the document ‘Comparison between Experian and OBR Participation Rate Projections’. Generally, it is considered that the Experian rates can be used in analysis of this nature. To some extent these can be viewed as an update to the SHMA rates, which were also linked to Experian forecasts. 


	3.39 In using the OBR and Experian data, it should be noted that the rates are for economic activity rather than employment, and hence an additional consideration of how unemployment might change is necessary. However, as of 2016 (the point at which projections become variable) it was the case across both Runnymede and Spelthorne that unemployment was already at very low levels. Hence any future changes are likely to be modest and therefore no additional adjustments for unemployment have been applied. 
	3.40 The Office for Budget Responsibility (OBR) models economic participation using 2014-based ONS projections, modelling labour market entry and exit rates using averages over the 19 years to 2015 as well as making adjustments to exit rates to take account of State Pension Age changes. The OBR Report applies its economic participation assumptions to the 2014-based Population Projections to calculate employment. 
	3.41 Experian similarly take account of the 2014-based ONS projections and more recent data on participation rates by age and gender. They project activity rates (similarly for age and gender groups) taking into account trends and announced State Pension Age changes, as well as expected cohort effects which they expect to increase female participation rates, expected changes in behaviour associated with improved longevity and health, changes to the pattern of working; and structure of the economy. 
	3.42 The level of job growth (growth in residents in employment) estimated by OBR is significantly lower than from any of the main forecasting houses. For national (UK) growth in residents in employment OBR forecast growth of about 2,000,000 from 2014-35 compared with a figure in excess of 3,480,000 by Cambridge Economics and 4,000,000 in the most recent Experian forecast. This is influenced by OBR’s demographic and economic participation assumptions. This means that the OBR employment/activity rate figures
	3.43 The OBR projections include a cohort effect which results in a reduction in economic participation in some younger age groups. This contrasts clearly with trends of increasing economic participation amongst these age groups. An example of this can be seen for the male age groups from 35-49, where OBR has a decrease in the activity rate of 0.4%-1.5% moving forward from 2016. The past trend data for this age group (drawn from the Annual Population Survey) actually shows a modest upward trend since 2004 (

	Figure 6: Change to economic activity rate of males aged 35-49 since 2004 – United Kingdom 
	Figure 6: Change to economic activity rate of males aged 35-49 since 2004 – United Kingdom 
	92.6% 
	91.6% 91.8% 92.0% 92.2% 92.4% % of male population aged 35-49 who are economically active 
	91.4% 
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	Source: Annual Population Survey 
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	Figure
	Figure
	Figure
	3.57 A final version of the NPS is expected to be published for MPs to approve in a vote in Parliament in 2018. If accepted, the NPS will provide the planning policy that will apply to a third runway at Heathrow. 
	3.58 As part of their bid for the additional capacity, Heathrow’s Airport Limited produced a number of documents estimating the impact of the additional runway on the local, regional and national economies. 
	3.59 Their “Taking Britain Further” document set out their employment projections for a range of different geographies. In summary the third runway would support: 
	10 

	 
	 
	 
	35,650 additional direct jobs at the airport; and 

	 
	 
	15,250 additional indirect and induced jobs in the 5 host boroughs (Hillingdon, Hounslow, Ealing, Slough and Spelthorne). 

	 
	 
	20,970 additional indirect, induced and catalytic jobs elsewhere in Greater London; and 

	 
	 
	51,700 additional indirect, induced and catalytic jobs elsewhere in Great Britain 


	3.60 GL Hearn have sought to quantify the percentage of these additional jobs at Heathrow and the five host Boroughs (Hillingdon, Hounslow, Ealing, Slough and Spelthorne) that would be taken up by Runnymede residents based on the commuting patterns seen in 2011. 
	3.61 Firstly, GL Hearn has adjusted these figures to reflect the growth which is likely to occur within the relevant period of 2025-2036. This assumes the Heathrow Ltd job calculations result in equal growth in employment in each year from 2025 to 2040, with 2025 provided as an ambitious date for operation of the runway to commence. 
	3.62 GL Hearn has not sought to model the impact of the additional 51,700 additional jobs elsewhere in Great Britain as this number is both minimal (when divided across the UK) and includes jobs supported by increased tourist expenditure (which are likely to be disproportionately located in Central London) and runs the risk of potential double counting given the already forecast growth in Runnymede. 
	3.63 As set out in Table 35 approximately 2.4% of the 72,654 people employed in Heathrow and its surrounding area resided in Runnymede in 2011. This falls to 1.5% of the 440,000 people employed in the five host boroughs that reside in Runnymede. 
	11 

	3.64 Assuming the same percentage of workers are drawn from Runnymede as they were in 2011 (when the last comprehensive travel to work analysis was undertaken) then the third runway at Heathrow 
	10 
	https://your.heathrow.com/takingbritainfurther/wp-content/uploads/2014/09/Heathrow-Taking-Britain-Further-Summary.pdf 
	https://your.heathrow.com/takingbritainfurther/wp-content/uploads/2014/09/Heathrow-Taking-Britain-Further-Summary.pdf 
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	Defined for these purposes as the following Middle Super Output Areas -E02000521, E02000522, E02000523, E02000524, 
	Figure
	Figure



	4 AFFORDABLE HOUSING NEED 
	4 AFFORDABLE HOUSING NEED 
	Introduction 
	Introduction 
	4.1 The PPG (2a-022) describes the calculation of affordable housing need as relating to ‘the number of households and projected households who lack their own housing or live in unsuitable housing and who cannot afford to meet their housing needs in the market. This calculation involves adding together the current unmet housing need and the projected future housing need and then subtracting this from the current supply of affordable housing stock’. 
	4.2 The PPG sets out a model for assessing affordable housing need – this model largely replicates the model set out in previous SHMA guidance (of 2007). It draws on a number of sources of information including Census data, demographic projections, house prices/rents and income information. Paragraph 14 of the PPG (2a-014) sets out that: 
	“Plan makers should avoid expending significant resources on primary research ... They should 
	instead look to rely predominantly on secondary data (e.g. Census, national surveys) to inform their assessment which are identified within the guidance”. 
	4.3 The affordable housing needs model is based largely on housing market conditions (and particularly the relationship of housing costs and incomes) at a particular point in time – the time of the assessment – as well as the existing supply of affordable housing (through relets of current stock) which can be used to meet affordable housing need. Given the range of data available, a base date of 2016 is used. For the purposes of consistency with the end date of demographic projections, data is presented as 
	4.4 It should be noted that the analysis in this section seeks to identify the need for affordable housing from all types of household (i.e. the overall need). When it comes to meeting need, the Council will additionally need to consider those for whom there is a statutory duty to provide housing. Such households may well have a different profile (notably in terms of the size of accommodation needed) which will impact on the most suitable profile of additional housing to be provided. This latter point is co

	Data Sources and Input Data 
	Data Sources and Input Data 
	4.5 A full assessment of affordable housing need was carried out in the Runnymede and Spelthorne (November 2015) and so this report provides just a selected update to key variables where new information is available. The methodology used in the previous assessment is largely unchanged 
	Figure
	Figure
	Figure
	Figure
	Figure
	Figure
	Figure
	Figure
	Figure
	4.42 Case law has established the appropriate approach in considering affordable housing needs evidence. In the Kings Lynn case, Mr Justice Dove notes the “ingredients” involved in assessing the full OAN, and that this necessitated considering a range of relevant data for which there is no one set methodology and which will involve elements of judgement. He went on to outline how the need for affordable housing should be considered in drawing conclusions on the OAN: 
	12 

	“31 In terms of the first element of the assessment in the first of the sub-bullet points in paragraph 159, namely meeting household and population projections taking account of migration and demographic change, the PPG illustrates that this is a statistical exercise involving a range of relevant data for which there is no one set methodology, but which will involve elements of judgment about trends and the interpretation and application of the empirical material available. 
	These judgments will arise for instance in relation to whether, for example, adjustments for local demography or household formation rates are required (see paragraph ID 2a-014– 20140306), and the extent and nature of adjustments for market signals (see paragraph ID 2aa-018–20140306). Judgment will further be involved in taking account of economic projections in undertaking this exercise. 
	32 At the second stage described by the second sub-bullet point in paragraph 159, the needs for types and tenures of housing should be addressed. That includes the assessment of the need for affordable housing as well as different forms of housing required to meet the needs of all parts of the community. Again, the PPG provides guidance as to how this stage of the assessment should be conducted, including in some detail how the gross unmet need for affordable housing should be calculated. The Framework make
	“The total affordable housing need should then be considered in the context of its likely 
	delivery as a proportion of mixed market and affordable housing developments, given the probable percentage of affordable housing to be delivered by market housing led developments. An increase in total housing figures included in the local plan should be 
	considered where it could help deliver the required number of affordable homes.” 
	33 This consideration of an increase to help deliver the required number of affordable homes, rather than an instruction that the requirement be met in total, is consistent with the policy in 
	paragraph 159 of the Framework requiring that the SHMA “addresses” these needs in 
	determining the FOAN. They should have an important influence increasing the derived 
	FOAN since they are significant factors in providing for housing needs within an area. 34 Insofar as Hickinbottom J in the case of Oadby and Wigston Borough Council v Secretary of State [2015] EWHC 1879 might be taken in paragraph 34(ii) of his judgment to be suggesting that in determining the FOAN, the total need for affordable housing must be met in full by its inclusion in the FOAN I would respectfully disagree. Such a suggestion is not warranted by the Framework or the PPG for the reasons which I have j
	4.43 It is clear from this that the expectation is that it may be necessary, based on the affordable needs evidence to consider an adjustment to enhance the delivery of affordable housing, but that this does 
	12 
	Kings Lynn & West Norfolk vs. SSCLG & Elm Park Holdings Ltd [2015] EWHC 2464 (Admin) 
	Figure


	5 MARKET SIGNALS 
	5 MARKET SIGNALS 
	5.1 In this section consideration is given to market signals within the Housing Market Area. Para 2a-019 outlines the market signals which should be assessed, and goes on to set out that: 
	“The housing need number suggested by household projections (the starting point) should be adjusted to reflect appropriate market signals, as well as other market indicators of the balance between the demand for and supply of dwellings. Prices or rents rising faster than the national/local average may well indicate particular market undersupply relative to 
	demand.” 
	5.2 It is clear that a comparative analysis is required. In preparing the analysis herein, GL Hearn has also sought to consider longer-term trends, recognising that for some indicators there can be short-term volatility. GL Hearn has assessed trends consistent to the input period to the main demographic projections considered (2009-14 for the SNPP as well as a 10 year period 2006-16). 
	5.3 GL Hearn has also been mindful of the base date for the assessment being in 2013, the implication of which is that if there has been an under-delivery since this period (2013-16) against for instance the starting point demographic projections, this would be expected to be made good through the shortfall in the five year land supply calculation, and to additionally adjust for an under-delivery as a market signal over this period could introduce double counting. 
	Scope of the Update 
	5.4 Since the preparation of the 2015 SHMA, there has been new data released in a number of areas, and this is what is considered herein. The update thus considers: 
	 
	 
	 
	House Prices – drawing on the 2016 Price Paid Data. Our analysis assesses trends over three separate time periods 2013-2016 (since the base date), 2006-2016 (10 years) and 2001-2016 (15 years). 

	 
	 
	Private Rental Sector – updating rental trends using the latest Valuation Office Agency Data covering a 5 year period from September 2011 to September 2016. 

	 
	 
	Affordability – using the latest median and lower quartile affordability ratio data, considering residence based and workplace-based data, over a 15 year period from 2001. 

	 
	 
	Rate of Development – taking account of 2016 completions data and comparing completions against Runnymede’s housing target/ OAN from 2001 to 2016 to understand housing over/ under delivery. 


	5.5 Furthermore, 2011 census based data relating to overcrowded houses have been included, although the latter figures have not been updated. Similarly the Land Price data set out below has not been updated. 
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	6 HOUSING MIX 
	6 HOUSING MIX 
	Introduction 
	Introduction 
	6.1 There are a range of factors which influence housing demand. These factors play out at different spatial scales and influence both the level of housing demand (in terms of aggregate household growth) and the nature of demand for different types, tenures and sizes of homes. It is important to understand that the housing market is influenced by macro-economic factors, as well as the housing market conditions at a regional and local level. 
	6.2 This section assesses the need for different sizes of homes in the future, modelling the implications of demographic drivers on need/demand for different sizes of homes in different tenures. The assessment is intended to provide an understanding of the implications of demographic dynamics on need and demand for different sizes of homes. 
	6.3 The analysis in this section seeks to use the information available about the size and structure of the population and household structures; and consider what impact this may have on the sizes of housing required in the future. The analysis is based on 498 additional dwellings per annum in the 2016-30/36 period; this being the OAN assessed in this report. In total, over the 2016-36 period, the number of households is projected to increase by about 9,500, and this figure is used in the modelling (includi
	6.4 Figure 11 describes the broad methodology employed in the housing market model which is used to consider the need for different sizes of market and affordable homes. Data is drawn from a range of sources including the 2011 Census and demographic projections. The methodology is essentially the same as in previous SHMA work for the Council, but with the inclusion of more up-to-date Census information and data from population/household projections. 
	Figure

	Understanding how Households Occupy Homes 
	Understanding how Households Occupy Homes 
	6.6 Whilst the demographic projections provide a good indication of how the population and household structure will develop, it is not a simple task to convert the net increase in the number of households into a suggested profile for additional housing to be provided. The main reason for this is that in the market sector households are able to buy or rent any size of property (subject to what they can afford) and therefore knowledge of the profile of households in an area does not directly transfer into the
	6.7 The size of housing which households occupy relates more to their wealth and age than the number of people which they contain. For example, there is no reason why a single person cannot buy (or choose to live in) a four-bedroom home as long as they can afford it and hence projecting an increase in single person households does not automatically translate in to a need for smaller units. This issue is less relevant in the affordable sector (particularly since the introduction of the social sector size cri
	6.8 The approach used is to interrogate information derived in the projections about the number of household reference persons (HRPs) in each age group and apply this to the profile of housing within these groups. The data for this analysis has been formed from a commissioned table by ONS (Table CT0621 which provides relevant data for all local authorities in England and Wales from the 2011 Census). 
	6.9 Figure 12 shows an estimate of how the average number of bedrooms varies by different ages of HRP and broad tenure group. In the owner-occupied sector the average size of accommodation rises over time to typically reach a peak around the age of 50; a similar pattern (but with smaller dwelling sizes) is seen in the private rented sector; data for this sector also clearly shows the influence of student households (in the 16-24 age group). In the social rented sector the size peak is earlier (age 35-39) wi
	Figure
	Within the 35% affordable/low-cost a split of roughly 70:30 has been used; this means an estimated total of 25% of completions as affordable housing (rented) and 10% as affordable home ownership (this latter figure being informed by the Housing White Paper). 
	6.13 It should be stressed that these figures are not policy targets. Policy targets for affordable housing on new development schemes in some cases are above this; but not all sites deliver policy-compliant affordable housing provision, whist some delivery is on sites below affordable housing policy thresholds. Equally some housing development is brought forward by Registered Providers and local authorities and may deliver higher proportions of affordable housing than in current policy. The figures used ar
	 
	 
	 
	Market housing – 65% 

	 
	 
	Low-cost home ownership – 10% 

	 
	 
	Social/affordable rent – 25% 



	Key Findings: Market Housing 
	Key Findings: Market Housing 
	6.14 There are a range of factors which can influence demand for market housing in different locations. The focus of this analysis is on considering long-term needs, where changing demographics are expected to be a key influence. It uses a demographic-driven approach to quantify demand for different sizes of properties over the 20-year period from 2016 to 2036. 
	6.15 On the basis of projecting in-line with OAN conclusions, an increase of 4,300 additional households is modelled to 2030 and 6,200 through to 2036. The majority of these need three-bed homes. The data suggests that housing need can be expected to reinforce the existing profile, but with a slight shift towards a requirement for smaller dwellings relative to the distribution of existing housing. This is understandable given the fact that household sizes are expected to fall slightly in the future – partic
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	Figure
	Figure
	Figure
	Figure
	6.32 For these reasons, it is suggested in converting the long-term modelled outputs into a profile of housing to be provided (in the affordable sector) that the proportion of one bedroom homes required is reduced from these outputs with a commensurate increase in other dwelling sizes being appropriate. 
	6.33 There are thus a range of factors which are relevant in considering policies for the mix of affordable housing (rented) sought through development schemes. At a Borough-wide level, the analysis would support policies for the mix of of: 
	affordable housing (rented) 

	 1-bed properties: 10-15%  2-bed properties: 40-45%  3-bed properties: 35-40%  4-bed properties: 5-10% 
	6.34 The strategic conclusions recognise the role which delivery of larger family homes can play in releasing supply of smaller properties for other households; together with the limited flexibility which one-bed properties offer to changing household circumstances which feed through into higher turnover and management issues. 
	6.35 The need for affordable housing of different sizes will vary by area (at a more localised level) and over time. In considering the mix of homes to be provided within specific development schemes, the information herein should be brought together with details of households currently on the Housing Register in the local area and the stock and turnover of existing properties. 
	6.36 In the low-cost home ownership and market sectors a profile of housing that more closely matches the outputs of the modelling is suggested, although some consideration of the current stock profile is also relevant – this is particularly the case for four bedroom homes in the affordable home ownership category. On the basis of these factors it is considered that the provision of affordable home ownership should be more explicitly focused on delivering smaller family housing for younger households. On th
	low-cost home ownership 

	 1-bed properties: 15-20%  2-bed properties: 40-45%  3-bed properties: 25-30%  4-bed properties: 10-15% 
	Figure
	6.43 The conclusions for the affordable rented sector recognise the role which delivery of larger family homes can play in releasing supply of smaller properties for other households; together with the limited flexibility which one-bed properties offer to changing household circumstances which feed through into higher turnover and management issues. 
	6.44 The analysis also takes account of the fact that rented affordable housing would tend to be allocated on the basis of a bedroom standard (which for example would see a childless couple having a need for a one-bedroom home), whilst it is expected that accessing low-cost (affordable) home ownership would have more flexibility (and that this tenure is in part designed to allow households in the private rented sector to buy their own home). 
	6.45 Based on the evidence, it is expected that the focus of new market housing provision should be on two-and three-bed properties. Continued demand for family housing can be expected from newly forming households. 
	6.46 There may also be some demand for medium-sized properties (2-and 3-beds) from older households downsizing and looking to release equity in existing homes, but still retaining flexibility for friends and family to come and stay. To respond and/or encourage this the Council may wish to adopt a policy which has increased provision of small to medium homes and reduced numbers of larger (+4 bed homes). 
	Figure


	7 HOUSING TECHNICAL STANDARDS AND NEEDS OF SPECIFIC GROUPS 
	7 HOUSING TECHNICAL STANDARDS AND NEEDS OF SPECIFIC GROUPS 
	Introduction 
	Introduction 
	7.1 Planning Practice Guidance note 56 (Housing: optional technical standards) sets out how local authorities can gather evidence to set requirements on a range of issues (including accessibility and wheelchair housing standards, water efficiency standards and internal space standards). This section looks at the first two of these (i.e. accessibility and wheelchair housing) as well as considering the specific needs of older people. 
	7.2 The PPG sets out that the reason for the approach to setting standards is designed to ‘rationalise the many differing existing standards into a simpler, streamlined system which will reduce burdens and help bring forward much needed new homes’ (56-001) and that ‘local planning authorities will need to gather evidence to determine whether there is a need for additional standards in their area’ (56-002). 
	7.3 The PPG sets out that local authorities should be using their assessment of housing need (and other sources) to consider the need for M4(2) (accessible and adaptable dwellings), and/or M4(3) (wheelchair user dwellings), of the Building Regulations. It sets out that there are a range of published statistics which can be considered, including: 
	 
	 
	 
	the likely future need for housing for older and disabled people (including wheelchair user dwellings); 

	 
	 
	size, location, type and quality of dwellings needed to meet specifically evidenced needs (for example retirement homes, sheltered homes or care homes); 

	 
	 
	the accessibility and adaptability of existing housing stock; 

	 
	 
	how needs vary across different housing tenures; and 

	 
	 
	the overall impact on viability. 


	7.4 This section of the report draws on a range of statistics, including those suggested in the PPG (for which the Government has provided a summary data sheet ‘Guide to available disability data’) – termed the Guide in analysis to follow. The discussion below begins by looking at older persons’ needs. 
	7.5 Additionally, for some analysis it is necessary to project the population forward. Reference for this is made to the projections developed in this report, linking to the assessment of Objectively Assessed Housing Need (OAN). In this projection, the population is projected to grow by 20,200 in the 201636, with an increase of 9,500 in the number of households – data is also provided for the 2016-30 period. 
	-
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	7.14 The Housing LIN source also suggests a broad tenure split of 40% rented housing (affordable housing) and 60% in the market (including shared ownership)-this is likely to be a reasonable tenure split to consider in Runnymede. Within the 170 units per 1,000 population in the Housing LIN data, an indicative split is provided between sheltered housing, enhanced sheltered and extra-care. In reality, most additional specialist housing can be expected to be within the extra-care category, this is because many
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	7.15 It should be noted that these are national based assumptions which the Housing LIN apply to local areas. It may well be the case than in more affluent areas the need for this type homes would be less and vice versa. Therefore, the figures should be treated as indicative. 
	7.16 Alternatively, Surrey County Council has also produced their own detailed Commissioning Strategy for Older People in Surrey14 which seeks to provide a further layer of detail. The aims of the strategy are to: 
	 
	 
	 
	Stimulate the market to develop services which help older people make the most of personalisation and self-directed support; 

	 
	 
	Set up comprehensive commissioning arrangements for preventative services designed to improve the quality of life and maximize independence for older people and also control spend through managing increasing demand; 

	 
	 
	Specifically improve services for dementia; and 

	 
	 
	Minimise the costs of services provided, to ensure that the County Council can maximize their ability to help Older People in need of support. 



	Registered Care Bedspaces (C2 use class) 
	Registered Care Bedspaces (C2 use class) 
	7.17 As well as the need for specialist housing for older people the analysis needs to consider Registered Care. As with the analysis of potential need for specialist accommodation, the analysis below considers changes to the number of people aged 75 and over who are expected to be living in some form of institutional housing. This is a direct output of demographic modelling which indicates an increase of around 330 people living in institutions over the 2016-36 period (17 per annum). 
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	See: 14 
	/ library/Resources/Housing/Support materials/Reports/MCGVdocument.pdf 
	http://www.housinglin.org.uk


	2011-2020 
	providers/adult-social-care-strategies-policies-and-performance/adult-social-care-commissioning-strategy-for-older-people-in-surrey
	https://www.surreycc.gov.uk/social-care-and-health/care-and-support-for-adults/information-for-professionals-partners-and
	-
	-
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	Figure
	7.35 The University currently offers guaranteed accommodation for all under-graduate new entrants and single year Masters students and post-graduate research students (around 400 per annum) if they apply before a certain deadline. RHUL operates almost at capacity but there are a few unavoidable voids due to university drop-outs. 
	7.36 Only 80% of undergraduates (both international and domestic/EU) and only 60% of overseas Masters students and 20% of domestic Masters students take up this offer. The 20% of undergraduate students that do not take up the offer do so for differing reasons. Typically the international students tend to live in private halls while the domestic under-graduates tend to already live locally. 
	-

	7.37 RHUL do not keep records of where students live if they do not live on campus. They have parent’s addresses as emergency contact but nothing else. It was suggested however that the majority of students living off campus lived in Englefield Green, Staines, West London and along the train line serving Egham. 
	Growth Aspirations 
	Growth Aspirations 
	7.38 The University’s Masterplan would see an increase in student numbers to 12,000 by 2031 (+2,000) and the delivery of 5,579 additional bed-spaces (+2027). The growth is almost entirely in undergraduate numbers with same proportion of Home/EU students and Internationals students as at present (79%:21%). 
	-

	7.39 As well as increasing the total number of students the University is also seeking to increase both bed-spaces and the percentage of students who live on campus. Their aim is to have 46% living on campus by 2031. 
	7.40 RHUL has aspirations to widen the offer of guaranteed accommodation to returning students (2&3rd year under-graduates) particularly those in the third year. However the University has not gauged the appetite among the students for this. As living in halls cost more than some the private rents in HMOs on offer this is not necessarily a given. To give an indication of costs: 
	 
	 
	 
	University run Halls of Residence – anything up to £150 per week with a 30/38 week contract; 

	 
	 
	Private Halls of Residence – Anything up to £250 per week for 50 weeks; and 

	 
	 
	HMO -£75-£120 per week plus bills, with a 50 week contract. 


	7.41 The relatively lower cost of HMO accommodation is also a challenge for the private sector halls of residence providers. There are a number of such halls in the area which are planned for and populated without consulting with RHUL. The provision includes: 
	 
	 
	 
	The Pad – 229 rooms 

	 
	 
	The Podium – 178 rooms 

	 
	 
	The Hox – 499 rooms which will be available from Sept 2019 on the former Brunel Campus. 


	7.42 While the Masterplan was prepared pre-Brexit RHUL is still on course for their 2021 targets and their long term aspirations haven’t changed. They still intend to increase the supply of bed-spaces by 1,000 in the immediate future but no concrete plans which will lead to a planning application. That said the longer term targets may need revision as there is some uncertainty but they have no deviated from them yet. 
	7.43 The masterplan for the campus is a skeleton for the development of the area. They have since purchased (on a purchase and lease back basis) the adjacent Proctor and Gamble site. When P&G eventually vacate the site this will provide additional land for RHUL to grow into. Plans for that site have not yet been developed. 
	7.44 It is also considered noteworthy that the Council is moving forward with regeneration proposals in Egham Town Centre. The provision of student accommodation is currently being considered for potential inclusion in these schemes. This would add another element of supply. 

	PRS Accommodation 
	PRS Accommodation 
	7.45 Within the wider housing stock there are several issues that students face. In particular the landlords are now required to prove to the government that their tenants have the appropriate visas. This causes issues with International students who don’t often have the required proof or get it too late in the rental process. Landlords are also requiring substantial deposits which are difficult for some students to raise. 
	7.46 To combat unscrupulous landlords the student union runs a landlord accreditation scheme. The accreditation scheme has four levels (Gold, Silver. Bronze, Platinum). In order for landlords or agents to become platinum accredited they must: 
	 
	 
	 
	Registered member of a Deposit Protection Scheme (TDS, DPS or My Deposits); 

	 
	 
	Provide the union with copies of the Assured Short-hold Tenancy or Lodgers Agreement; 

	 
	 
	Provide the union evidence that they are registered members of a Property Redress Scheme; 

	 
	 
	Are accredited landlords with Runnymede Borough Council; 

	 
	 
	Have an independent company carry out a fire risk assessment; 

	 
	 
	Have an independent company carry out an inventory report; 

	 
	 
	Have an independent company carry out a damp and timber report every 5 years; 

	 
	 
	Charge a maximum of £100 administration fee; 

	 
	 
	Provide deposit deduction lists and receipts for the costs they charge tenants; and 

	 
	 
	Do not charge the student a holding fee. 



	Impact on OAN 
	Impact on OAN 
	7.47 In order to understand whether the Council should consider delivering additional homes to meet the ambitions of RHUL we need to understand the assumed growth within the official forecasts and whether this exceeds or underestimates this growth. 
	7.48 In 2011 54% of the Runnymede population aged 16-24 were full-time students (living in a household space). In the 2014-based projections this age group is projected to grow by 2,530 people between 2012 and 2031 (The Universities plan period). Assuming the proportion of students remains constant this would equate to a growth of 1,369 students. 
	7.49 However the University in their masterplan have sought to increase the number of students by 3,395 over the same period. Around 2% would be mature students which if excluded would mean growth of in students aged 16-24 by 3,327. This is some 1,958 persons higher than the 2014-based projections anticipate. This is the unplanned for growth which would justify an uplift to the OAN. 
	7.50 These calculations assume that all the forecast growth in students are RHUL students. Conversely, not all of this planned growth in RHUL Students living in households will live inside the Borough. As stated RHUL does not record the location of residence for students that do not live in University accommodation. 
	7.51 In relation to the 1,958 additional students over and above the household population forecasts this would be offset by provision of institutional households. Put simply any additional provision of halls of residence would remove this group from the household population. 
	7.52 As it is RHUL is seeking to deliver an additional 2,650 additional bed-spaces over the same period. This in itself would offset the additional student growth and when coupled with the number of private sector developments could justify some of the forecast growth in the household population moving to the institutional population. This would in fact reduce the OAN. 
	7.53 If the University or the private sector does increase its bed-space provision by over 1,958 spaces then for every four bed-spaces) that are delivered (over and above 1958 spaces) then the OAN can justifiably be reduced by one. 
	7.54 This is based on the average student household size of 3.8 in Runnymede as of 2011. This calculation does however assume that the university increases its bed-spaces provision in tandem to its student growth as planned. 


	Self and Custom Build 
	Self and Custom Build 
	7.55 Custom and self-build housing can be defined as housing commissioned and built by individuals or groups for their own use, either by building it themselves or working with builders and developers. "Custom build" is used to include self-build, which is a particular type of custom build where a person organises all the works themselves. Custom build may be undertaken by an individual, a group, or a developer (who will customise a standard product to suit a purchaser). 
	7.56 From 1st April 2016, Regulations required that relevant authorities were to have established and publicised a Self-Build and Custom Housebuilding Register. As at 30th August 2017 the Runnymede register had 133 individuals on the custom and self-build register and 1 association. 
	7.57 However, included within the Regulations were standardised eligibility criteria for entry onto the register. The Regulations mentioned above were updated in October 2016 and now specify that relevant authorities can introduce eligibility criteria in the form of a local connection test and a financial solvency test. 
	7.58 The updated 2016 Regulations also state that the Council will be able to introduce an entry fee and an annual charge for applicants wanting to remain on the register. The Guidance states that relevant authorities who choose to set a local connection test are required to have two parts to their register. Individuals or associations of individuals who apply for entry on the register and meet all the eligibility criteria must be entered on Part 1. Those who meet all the eligibility criteria except for a l
	7.59 Authorities must count entries on Part 1 of the register towards the number of suitable serviced plots that they must grant development permission for. Entries on Part 2 do not count towards demand for the purpose of the 2015 Act (as amended) but relevant authorities must have regard to the entries on Part 2 when carrying out their planning, housing, land disposal and regeneration functions. 
	7.60 There are no comprehensive sources of plot supply for custom and self-build homes however the two most commonly used are the Buildstoreand Rightmove. While Buildstore has no plots in Runnymede Rightmove has seven plots. 
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	8 EMPLOYMENT LAND REQUIREMENT 
	8 EMPLOYMENT LAND REQUIREMENT 
	8.1 In this section GL Hearn consider demand for employment land and floorspace over the period from 2016-2030 and 2016-2036. The section considers requirements for employment land in the B1, B2 
	and B8 use classes. The analysis is of ‘demand’ for employment land and therefore does not take 
	account of any supply-side factors such as existing employment land allocations or commitments. 
	8.2 When considering the scale of future needs the Planning Practice Guidance (PPG, 2014) requires consideration of quantitative and qualitative need. This entails estimating the scale of future needs broken down by different market segments, such as different B use classes. The PPG recommends the use of a number of different techniques to estimate future employment land requirements, namely assessments based on: 
	 
	 
	 
	Labour Demand; 

	 
	 
	Labour Supply; and 

	 
	 
	Past Take-Up. 


	8.3 There are relative benefits of each approach. The labour demand approach, based on econometric forecasts from Oxford Economics (OE), take account of differences in expected economic performance moving forward relative to the past, with regard to the sectoral composition of growth. However, a detailed model is required to relate net forecasts to use classes and to estimate gross floorspace and land requirements. 
	8.4 The labour supply approach takes the housing need as the starting point for assessing employment land needs. It considers the level of workforce growth which could be expected to arise from housing delivery and models the employment land required to support this. This approach aims to provide alignment between future housing and employment land needs. 
	8.5 In contrast, past take-up is based on actual delivery of employment development; but does not take account of the implications of growth in labour supply associated with housing growth nor any potential differences in economic performance relative to the past. It is also potentially influenced by past land supply policies. 
	Labour Demand Scenarios 
	8.6 This section takes forward the economic growth forecasts from OE set out in Chapter 4. Two periods have been considered: one for the period from 2016 to 2030 and one from 2016 to 2036. These show a growth of 6,950 jobs and 8,640 jobs respectively. 
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	9 SUMMARY AND CONCLUSIONS 
	9 SUMMARY AND CONCLUSIONS 
	9.1 This summary section sets out the stages and findings used to update the OAN for Runnymede Borough. In line with the proposed local plan time period GL Hearn have set out the findings for the 2016-2030 period. As part of the process the report also extends this period to 2036. 
	9.2 The approach to defining housing need follows that set out in the PPG. It starts by considering trend-based demographic projections and then considered whether there is a case for adjusting the assessed housing need. These adjustments are to either support economic growth, or improve affordability (taking account of evidence from market signals and of affordable housing need). 
	9.3 It should be reiterated that the OAN figure is not the housing target. It is an input to determining or reviewing housing targets in local plans alongside wider evidence. The housing target itself will be informed by the OAN but will also take into account wider factors such as sustainability, infrastructure constraints and land availability. It may also be necessary to take into account the unmet needs of neighbouring housing market areas. 
	Demographic Need 
	Demographic Need 
	9.4 The PPG sets out that the “starting point” when assessing housing need are the official projections, the latest of which are the 2014-based set. Including an allowance for vacant properties these projections show a need for 415 dpa over the 2016-30 period. 
	9.5 However, the official household projections do show some suppression within the Household Formation Rates (HFR). The suppression is particularly related to those aged 25-34 and is evident both historically (since 2001) and in the forward projections. 
	9.6 In response GL Hearn modelled the impact of returning the HFR part way back to those expected prior to the 2007/8 recession (i.e. a mid-point between the 2008-based and 2014-based HFR). This increases the housing need in the starting point to 438 dpa. The remainder of the report reflects the use of the remodelled HFR. 
	9.7 GL Hearn has also modelled the impact of taking into account the 2015 and 2016 mid-year population estimates (MYE). These indicated that the official projections under-estimated population growth over the 2014-16 period. Rebasing the projections to take the MYE into account increases the housing need in Runnymede to 446 dpa over the 2016-30 period. 
	9.8 GL Hearn has also run some additional sensitivities looking at longer term trends over the 20062016 period and the 2001-2016 period. The later period also included a further sensitivity relating to unattributable population change (UPC). 
	-

	9.9 However, as housing delivery exceeded the need over both the five year period feeding into the official projections and over the 2006-2016 period then examining longer term trends becomes largely redundant as there was clearly no constraint on delivery. 
	9.10 Furthermore, the pre-2006 data is sometimes questionable and there are inherent issues with UPC meaning that there is little merit in focusing on these projections. In any case the three sensitivities show a lower housing need than those using the official projections when they are rebased to take into account the latest mid-year estimates. 
	9.11 Our demographic conclusion is therefore 446 dpa for the period 2016-30 based on the re-based official projections. Looking slightly longer term to 2036 the same scenario results in a housing need of 431 dpa. 
	9.12 In the previous SHMA GL Hearn also ran a sensitivity which sought to examine the housing need should migration to and from London revert back to pre-migration levels. The approach at that time reflected the Greater London Authority (GLA) methodology. However the GLA has since changed their methodology to look at longer term trends over the last 10 year. This therefore aligns with the scenario already included within the sensitivities above. 

	Economic Need 
	Economic Need 
	9.13 The next stage in the OAN methodology is to assess whether there is a need to increase housing need to address the needs of the local economy. This stage is informed by economic forecasts purchased from Oxford Economics and Cambridge Econometrics. 
	9.14 In both cases the projected employment growth (jobs based) was substantially lower than those Experian forecasts which informed the previous 2015 SHMA. This was particularly the case in Spelthorne where the forecasted jobs growth was around 500 jobs per annum less than the forecasts used for the 2015 SHMA. 
	9.15 Notwithstanding previous concerns with the Experian forecasts the downgraded forecasts reflect the on-going uncertainty around Brexit as well as continued austerity measures among other considerations. The forecasts also take into account the latest evidence produced in the interim period from sources such as Business Register and Employment Survey and the regional Workplace Jobs data. Broadly these show fluctuating employment in Runnymede and falling employment in Spelthorne. 
	9.16 In both local authorities the Oxford Economics forecasts show a more positive level of jobs growth. In Runnymede the OE forecasts show a compound annual growth rate of 0.7% per annum for the 
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	9.36 GL Hearn therefore concludes that the OAN for Runnymede is 498 dpa over the 2016-30 period. This would reduce to 488 dpa should the period be extended to 2036. This equates to a compound annual growth rate of 1.3%. 
	9.37 Such a level of housing need sits within the concluded range of 466 -535 dpa in the 2015 SHMA. The mid-point of which (501 dpa) is only three homes per annum higher than the calculated need. The upper end of the previous range was driven by an economic need which has been substantially downgraded. 
	9.38 It should however be noted that this level of growth is around 60 homes per annum lower than the figure proposed by the new standardised methodology for calculating housing need (557 dpa). The proposed approach sees a substantially larger increase to address market signals. However, this methodology is only in draft form and is therefore subject to change. 

	Housing Mix 
	Housing Mix 
	9.39 The modelling outputs provide an estimate of the proportion of homes of different sizes that are needed. There are a range of factors which should be taken into account in setting policies for provision. The mix of sought through development at a Borough-wide level could be as follows: 
	affordable rented housing 

	 1-bed properties: 10-15%;  2-bed properties: 40-45%;  3-bed properties: 35-40%; and  4-bed properties: 5-10% 
	9.40 The strategic conclusions recognise the role which delivery of larger family homes can play in releasing a supply of smaller properties for other households; together with the limited flexibility which one-bed properties offer to changing household circumstances which feed through into higher turnover and management issues and the issue of single people under 35 years old only being eligible to claim benefits for a room in a shared house. 
	9.41 The conclusions also take account of information about the turnover of homes of different sizes as well as the profile of need form homeless households and those with a priority need. 
	9.42 The provision of affordable home ownership should be more explicitly focused on delivering smaller family housing for younger households. On this basis the following mix of is suggested: 
	low-cost home ownership housing 

	 1-bed properties: 15-20%;  2-bed properties: 40-45%;  3-bed properties: 25-30%; and  4-bed properties: 10-15%. 
	9.43 In the market sector, a balance of dwellings is suggested that takes account of both the demand for homes and the changing demographic profile. The following mix of is suggested: 
	market housing 

	 1-bed properties: 5-10%;  2-bed properties: 25-30%;  3-bed properties: 40-45%; and  4-bed properties: 20-25%. 
	9.44 The figures can however be used as a monitoring tool to ensure that future delivery is not unbalanced when compared with the likely requirements as driven by demographic change in the area or linked to macro-economic factors and local supply. 
	9.45 The need for affordable housing of different sizes will vary by area (at a more localised level) and over time. In considering the mix of homes to be provided within specific development schemes, the information herein should be brought together with details of households currently on the Housing Register in the local area and the stock and turnover of existing properties. 
	9.46 The mix identified above should inform strategic planning and housing policies and for monitoring over time. In applying recommended housing mix to individual development sites, regard should be had to the nature of the development site and character of the area, and to up-to-date evidence of need as well as the existing mix and turnover of properties at the local level. 

	Older Persons Housing Need 
	Older Persons Housing Need 
	9.47 The SHMA Update indicates that the number of residents aged over 65 across the Borough is projected to increase by 32.6% over the period to 2030. As a result of a growing older population and increasing life expectancy, the official projections show an increase in people with mobility problems of around 37% by 2030 and an increase of 43% in persons with dementia. 
	9.48 Some of these households will require adaptations to properties to meet their changing needs whilst others may require more specialist accommodation or support. There is clear evidence of need for 
	properties which are capable of accommodating people’s changing needs. 
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