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1.0 INTRODUCTION 

1.1 This report is a response to the publication of Examination Document EX203A “The 
implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN” (August 
2020) produced by Turley’s (the Turley’s Report). 

1.2 Welwyn and Hatfield (“WHBC”) are current in the process of adopting a new Local Plan. After 
submitting the plan for examination on 15th May 2017 the examination commenced in 
January 2018. 

1.3 Due to the timing of the submission of the emerging local plan and the subsequent release 
of an updated National Planning Practice Framework (‘the Framework’), the plan is to be 
examined under the transitional arrangements set out in the Framework.  

1.4 Notably, this means that instead of the plan setting a housing requirement through the use 
of the standard methodology detailed in the Planning Practice Guidance (‘the Guidance’), 
the preceding method in NPPF 2012 of assessing the Objectively Assessed Housing Need 
(“OAN”) will be utilised. 

1.5 One of the outstanding elements of WHBC’s emerging local plan yet to be resolved is the 
housing requirement for the plan period.  

1.6 WHBC’s evidence base originally justified an OAN, on which the submitted plan was based, 
suggesting a need for about 630 dpa over a plan period 2013 to 2032 (around “12,000”). At 
the start of the examination, WHBC replaced this with a revised assessment (based on the 
2014 household forecasts) which identified a higher need for 800 dpa. A further 
reassessment based on the 2016 household projections came to the same conclusion. In 
January 2020 the Inspector wrote to WHBC [EX 178], confirming that he considered this 
requirement (800 dpa) to be consistent with national policy. 

1.7 Following the release of the 2018-based household projections in June 2020 (based on the 
March 2020 population projections, upon the Inspector’s request (EX190) on 13 July 2020, 
WHBC commissioned Turley to consider whether the new projections meaningfully change 
the previously evidenced position on housing need as it existed in January 2020 (Turley 2020 
paragraph 1.3) in accordance with the inspectors comments in January as set out in EX178.  

1.8 We do not consider that the evidence represents a material change, however, there are a 
few important points to take into account in considering any new projections.  These are:  

• Do the 2018 SNPP and HHP represent a meaningful change?  

• Would a resulting lower housing requirement provide sufficient certainty for housing delivery 
and flexibility to adapt to rapid change (NPPF 2012 Paragraph 14)?  

1.9 The Turley Assessment in July 2020 suggests that as a result of the 2018-based household 
and population projections, it would be reasonable to suggest a range of between 715 – 800 
dpa over a plan period of 2013-2032 (paragraph 6.8) for Welwyn Hatfield. The lower figure, 
715 dpa retains the uplift for market signals of 10% in line with earlier assessments (Turley 
Report 2020 paragraph 6.7) while the higher 800 dpa includes a 23% uplift to reflect more 
pronounced market signals (Turley Report 6.4). 

1.10 The Turley Report (paragraph 6.16) suggests that if WHBC were to choose a plan period 
from 2016 to 2036 then a lower end of need would be reasonable i.e. 715 dpa. While we 
would support the extension of the time period for the plan to 2036 so that it provides for 15 
years from the date of adoption, we nevertheless strongly object to the suggest that this 
would justify a lower annual housing requirement for the reasons set out in this response.  

1.11 It is appropriate to note that while the Turley Report sets out to address whether the 2018 
projections represent a meaningful change (paragraph 2 1.2 and 2.10) it does not reach a 
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conclusion on this matter. In fact, as the Report still suggests a range of 715 to 800 dpa it 
would strongly indicate that the 2019 projections do not represent a meaningful change. 

1.12 This report will seek to review the projections and other available evidence so as to assess 
the appropriateness of the range suggested in the Turley Report (EX203A) and, if the 
evidence in that Report  justifies a departure from a housing requirement of 800 dpa - that 
figure having been twice previously submitted to the examination by WHBC as forming a 
sound basis on which to proceed with the plan.  

1.13 We note that In his letter of 5 August 2020 (EX195) to the Council, the inspector clarified that 

his request was based on a request via PINS from DHCLG who wish to review the position 
in the now relatively small number of authorities who have plans being examined under 
the 2012 NPPF. 

1.14 We further note that on 10 September 2020, the Inspector wrote to the Council (EX204) 
stating that the Examination will at some point need to come to a conclusion on a precise 
figure that can be used as a basis for the policies that address housing provision during the 
plan period and that this would require the council considering the impaction of the Turley’s  
report. 

1.15 As of today (30 October 2020), the final date for these submissions to the Inspector’s 
consultation, the Council has not published the advice from Turley in response to the 
Inspector’s question in Paragraph 1.13 above.  That is, of course, very unfortunate and we 
reserve our position to make submit an addendum to this report, if necessary. 
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2.0 SUMMARY OF TURLEY’S WORK 

2.1 Turley were instructed by WHBC to consider whether the newly available 2018-based 
projections meaningfully change the previously evidenced position on housing needs in 
Welwyn Hatfield, in the context of relevant policy and guidance (paragraph 2).  

2.2 The Turley Report (paragraph 1.3) recognises that the previously identified OAN of 800 dpa 
was accepted by the Inspector to be consistent with national policy and soundly based. The 
Report also notes that such evidence supporting the previously identified OAN is not 
necessarily outdated by the release of new projections, and that these projections offer a 
starting point rather than a prediction of housing requirement.  

2.3 The Report (table 3.1) states that the main/principal 2018-based projections suggest a 
starting point of 408dpa over the original plan period of 2013-32. This is markedly lower than 
the 2014-based and 2016-based projections that identified a starting point of 670 and 601 
dpa respectively. This table also highlights the gradual decreasing housing requirement from 
subsequent projections, the reasons for which is considered in the following sections of this 
report.  

2.4 It is however a significant and material consideration that the principal 2018-based 
projections are based on just a two-year trend of domestic migration rather than the 
traditional five years.  This is due to an altered methodology (paragraph 4.6). Over the two 
years in which domestic migration is based, the principal 2018-based projections there was 
a net outflow of people. However as short term migration patterns are likely to be volatile and 
unreliable, they should be treated with caution. It was thereby decided by Turley that the 
principal projections should not be used as a starting point. 

2.5 The Report instead utilises the ‘alternative internal migration variant’ (“SNPP-2018-AltMig”) 
which mixes the two methodologies of migration analysis; however it does utilise a five-year 
trend period of domestic migration. The SNPP-2018-AltMig projections result in a higher 
starting point of 597 dpa. 

2.6 It is noted that the 2018-based projections show a notably lower level of population growth 
over the plan period, largely as a result of the projected lower surplus of births compared to 
deaths.  

2.7 The Report concludes that retaining the OAN of 800dpa as the upper level of need is justified 
(paragraph 7), as the new projections do not automatically outdate earlier assessments, and 
that there is a new methodology used for the 2018-based population projections, which is 
less robust than the previous method over a longer period of time. It was noted however that 
this would suggest that the OAN allows for more pronounced market signals to a level that 
exceeds the previous 10% adjustment that was considered reasonable. However, due to the 
worsening market conditions and in the absence of a formulaic mechanism, the Report states 
that this larger uplift cannot be dismissed. Nonetheless, the 10% market signal uplift was 
considered reasonable, and therefore applying the 10% would lead to the suggested lower 
need of 715dpa. 

2.8 As such, the Report concludes that the OAN for Welwyn Hatfield can be considered to fall 
within the range of 715 to 800 dpa for the original plan period of 2013-32.  

2.9 However, for the alternative plan period from 2016-2036 which has been suggested, the 
Report states that the lower level of 715dpa is more representative due to the lower projected 
household growth at the latter end of this period and that a need of 800dpa would rely too 
heavily on market uplift of 35%. Importantly, the Report notes that this does not rule out a 
judgement being made that the high end of the range (800dpa) is needed, and also states 
that:  
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“the uplift implied at the lower end of the range, at 21%, is not however dissimilar to the 
upper-end considered reasonable when previously exploring the implications of a later plan 
period, on the basis of a proven undersupply and worsening market conditions in the years 
that would be removed (2013-16).”. 

2.10 Therefore, whilst this report suggests that the 715dpa may be suitable for the alternative plan 
period, it recognises the weakness of the 2018-based projections and concludes that a 
requirement of 800dpa is also not an unreasonable conclusion. 

2.11 The suggested lower OAN at 715 dpa for the period 2016 to 2036 is not justifiable or sound 
given the evidence relating to the exceptionally high affordability ratio in the Borough, the 
past under-delivery of housing, the difficulty faced by the formation of younger households, 
and the lack of affordable housing and the significant net inflow of the workplace population.  
The  fact that the recent 2018 HHP suggest a lower housing requirement despite these issues 
clearly exposes the significant weakness in the 2018 HHP as discussed in more detail below. 

2.12 This report will now examine in some detail all the findings of the Turley Report and other 
available evidence on housing need in Welwyn Hatfield in order to establish if the 2018-
based SNPP and HHP represent a meaningful change to the evidence base for the local 
plan 
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3.0 HOUSING COMPLETIONS AND AFFORDABILITY RATIO 

3.1 Housing completions in Welwyn and Hatfield have averaged 469dpa over the last 5 years 
(2014/15-2018/19), despite the pre-recession average of 719dpa (2003/04-2007/08).  

Table 1. Housing Completions in Welywn Hatfield  

Date Net completions  Average Completions  

2003/04 812 

719 

2004/05 642 

2005/06 709 

2006/07 684 

2007/08 747 

2008/09 327 

206 

2009/10 59 

2010/11 204 

2011/12 293 

2012/13 148 

2013/14 316 

444 

2014/15 391 

2015/16 507 

2016/17 671 

2017/18 315 

2018/19 462 

 

3.2 Past housing completions are an important consideration as affordability of housing is largely 
determined by the balance (or imbalance) between housing supply and demand. Put simply, 
an unmet demand for houses drives house prices up and results in rising unaffordability, 
causing significant inward commuting for employment (the vast majority of which is by car) 

3.3 This dynamic can be demonstrated in Welwyn Hatfield in the chart below. This demonstrates 
that in the pre-recessionary period between 2003/04 to 2007/08 completions averaged 
719dpa in Welwyn Hatfield, and the affordability ratio remained stable (with a fluctuation in 
2004/05). During the recession period (2008/09 to 2012/13) completions within Welwyn 
Hatfield dropped to 206dpa and the affordability ratio rose slightly but was kept temporarily 
low due to the sharp fall in house prices. Despite the economic recovery , between 2013/14 
to 2018/19 housing completions remained low, averaging at 444 dpa which resulted in a 
sharp increase in the affordability ratio for Welwyn Hatfield – which is being perpetuated on 
a rising trend and making housing less affordable.  
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Chart 1: Affordability Ratio and Housing Completions in Welwyn and Hatfield 

 

3.4 If housing completions continue to remain low constrained due to a lower housing target in 
the Local Plan or by the lack of small or medium sites to come forward to meet existing 
demand then the affordability ratio would continue to rise sharply. 

3.5 It is also important to consider Welwyn Hatfield’s affordability ratio relative the wider context: 
Welwyn Hatfield’s affordability ratio is currently 10.50 (with some areas within the borough at 
more than 20, Turley SHMA 2014 Figure 5.19) compared to the an affordability ratio for 
England as a whole at 7.83. 

3.6 The implications of the low completions can be seen through comparing Welwyn Hatfield’s 
historic affordability ratio with England’s (see chart below); as completions have remained 
low, particularly in recent years, the affordability ratio has worsened more significantly than 
the wider nation. 
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Chart 2: Historic Affordability Ratio – England and Welwyn and Hatfield 

 

3.7 Therefore, whilst there are affordability issues faced nationally, this issue is particularly acute 
and critical in Welwyn Hatfield. This can also be demonstrated through comparing Welwyn 
Hatfield’s affordability ratio compared to other authorities.  

3.8 In a ranking of the authorities in England (excluding London authorities), wherein 1 is the 
least affordable, Welwyn Hatfield ranks 60th. This means that Welwyn Hatfield is the 60th 
least affordable place to live in England, excluding London. The chart below shows the 
ranking over time, and demonstrates that relative to other authorities, Welwyn Hatfield has 
become increasingly unaffordable – again likely a reflection of the shortage of houses 
compared to demand and need.  

Chart 3: Ranking of Affordability Ratio of Welwyn and Hatfield (1st =highest affordability ratio) 

 

3.9 There is clearly a need for the borough to deliver much higher levels of housing completions. 
It is also clear that Welwyn Hatfield have the ability to deliver higher levels of completions as 
shown by the pre 2008 completions that averaged 719 dpa. 

3.10 The low level of completions within the Borough have not been without negative 
consequences including: 

• Worsening affordability both comparatively  and overall 
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• Substantially increasing levels of in commuting (section 4)  

• Restricting migration resulting in net out migration of existing residents (section 5) 

• Impairing residents from forming households (section 6) with particular harm to the formation 
of younger households  

3.11 In considering the whether the 2018 household projections (“HHP”) represent a meaningful 
change, account needs to be taken for  how a decade of  significant under supply of housing 
has dramatically impacted these issues and in particular whether this will have been a major 
factor in the level of migration in the last two or five years (the migration rate used in the 
SNPP-2018-AltMig projections ).  

3.12 In future, housing completions will need to exceed that of past delivery to ensure the 
affordability does not continue to rise at current rates. Furthermore, careful consideration 
needs to be given to setting the housing requirement at such a level to not just stabilise the 
affordability ratio, but actually remedy the effects of past under delivery, and bring the 
affordability ratio down to a level that is more in line with that seen nationally. 

3.13 This analysis supports the Inspector’s interim findings (EX212), in which he states at 
paragraph 33: 

“Additionally, affordability has been getting worse for more than a decade. The median 
quartile ratio rose from a little over 7 in 2009 to one of over 11 in 2017 (50%+). Although, in 
line with a national trend, it declined to 10.5 in 2019, there has nevertheless been a significant 
overall rise since at least 2009. The submitted plan identifies a high need for affordable 
housing over the plan period. Policy SP 7, which seeks between 25% and 35% affordable 
housing, from major development sites, has been viability tested. This will undoubtedly help 
towards meeting the affordable housing needs of the Borough if sufficient new dwellings are 
built. However, without a step change in the overall provision of housing, the unfulfilled needs 
of a significant group of local people will remain unmet. This gives added weight to the need 
to boost the supply of housing in Welwyn-Hatfield.” 

3.14 The evidence on the negative impact of very low past completion rates on the inputs to the 
2018 projections should be recognised in assessing the output of these projections. Indeed, 
that is a fundamental flaw in the 2018 HHP projections if they are to be used for the purpose 
of projection forward housing demand.  In addition, the long term under provision and the 
impact of worsening affordability also should be recognised.   Both these factors would 
strongly suggest that there is a case for a significantly higher affordability uplift which should 
be applied to the output of these projections compared to the 2014 based projections.  It is 
patently incorrect to state that the same 10% uplift might be appropriate.  
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4.0 JOBS / COMMUTING  

4.1 Framework 2012 paragraph 158 requires strategies for housing, employment and other uses 
to be integrated, and that they take full account of relevant market and economic signals. 

4.2 It is important to consider how jobs and commuting patterns have been accounted for in the 
plan and the housing requirement in the context of the goal of sustainable development. 

4.3 Through comparison of the projected labour force and number of jobs in Welwyn Hatfield 
contained in the Turley Report, it is possible to determine the level anticipated for commuting.  

4.4 The chart below shows that in 2001 there were about 6,717 more jobs than members of the 
labour force, but by 2016 after a decade of undersupplying housing this increased by about 
9,000 to 15,727. The Turley Report projects that this will increase to 19,045 by 2036.  

4.5 This is shown in the chart below whereby there is an anticipated increase in 20,759 new jobs 
between 2016 and 2036, compared against an increase in the labour force in Welwyn and 
Hatfield of 16,183. This suggests an increase in commuting for some 4,576 jobs in addition 
to what is already a very high existing level of in-commuting.  

Chart 4: Changes in jobs and Labour Force     

  

Source SNPP-2018_AltMig (HH-14) 

4.6 This level of commuting is important as it potentially undermines  the infrastructure plans, 
and challenges whether the correct measures have been put in place for the infrastructure 
to be able to cope with the additional demands of up to an additional 4,576 commuting flows 
into the Borough in addition to the general modelled increase in traffic flows. 

4.7 The existing imbalance, and the plans for this to substantially increase presents fundamental 
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challenges to the sustainability of the plan with particular regard to environmental and 
economic sustainability. 

4.8 As well as assuming, and accepting, a high level of commuting, the projections also assume 
increasing activity rates within the population i.e. that the proportion of 18-64 year olds 
working will increase. This is shown in the table below whereby the labour force increases at 
a greater rate than the number of 18-64 year olds, thereby assuming that a higher proportion 
of this population cohort will form part of the labour force. 

Chart 5: Labour force and projected growth of 18-64 year olds 

 

Source: Turley Alt Projections 

4.9 The chart below is replicated from SPRU’s original Reg19 submission (source Nomis/ONS). 
It illustrates that the economic activity rates for Welwyn and Hatfield have not demonstrated 
a trend of increasing activity. As such, care should be taken before relying upon general 
assumptions regarding future increases in activity rates to meet the projected level of job 
growth. To do so risks the overall sustainability of the plan, as if these projected increases in 
activity do not occur then either the additional growth in jobs will draw in greater levels of in 
commuting or economic growth may be frustrated due to labour force shortages.  
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Chart 6: Economic Activity Rates 16 – 64 in Welwyn and Hatfield 

 

Source: ONS Crown Copyright Reserved [from Nomis on 7 October 2016] 20/07/2016 Data has been reweighted in line 

with the latest ONS estimates. 

4.10 Both assumptions regarding commuting and increased activity rates are central to the 
consideration of whether the 2018-based suggested housing requirement in the Turley report 
will meet future employment growth. The lower level of population growth, due to the lower 
levels of in migration being modelled in the 2018 based projections (including the SNPP-
2018-AltMig) would appear to exacerbate existing issues of sustainability by further 
increasing already high levels of in commuting. As these projections also assume higher 
activity rates within the future population of the district, if these higher rates do not materialise 
then this could drive in commuting higher than that already projected. If either increases in 
activity rates or significant increase in commuting do not occur, then future economic growth 
might be compromised. 

4.11 Therefore, to improve future sustainability, reducing the commuting levels is necessary, and 
this can only be achieved by adopting a higher housing requirement than that suggested by 
the SNPP-2018-AltMig. 

4.12 These general conclusions are reaffirmed by reference to the East of England Forecasting 
Model.  The results are set out in the two charts below which demonstrate that increasing 
employment growth has to be supported by increased levels of in commuting. 

  



 
Response to EX203A: The implications of the 2018-based SNPP  
and SNHP on the Welwyn Hatfield OAN (August 2020) 
On behalf of  
Bayard Developments Ltd 
Wattsdown Developments Ltd 
Aurora Properties (UK) Limited   

 

15 
10.30.20.H5057-1PS-SB.OAN.vfinal 

Chart 7: East of England Forecasting Model – Jobs and Resident Population 

 

Chart 8: East of England Forecasting Model - Commuting  
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4.13 This evidence supports the Inspector’s interim findings (EX212) which notes at paragraph 28 
that: 

“However, the Framework at paragraph 158 says that local planning authorities should 
ensure that strategies for housing, employment and other uses are integrated. That means 
that if there is to be job growth, there will normally be a requirement for an integrated growth 
in housing. To do otherwise would either result in acute shortages of labour or as appears to 
have happened in the recent past at Welwyn-Hatfield, increases in the overall level of inward 
commuting and increased pressure on the housing stock, both within the Borough itself and 
in surrounding districts.” 

4.14 The Inspector’s interim findings go on to reflect that if the inward commuting was undertaken 
using sustainable transport methods then ‘the issue would not be a weighty one’. However, 
it is stated that this is not the case where the 2011 census identifies that 86% of inward 
commuters travel by car. That is an understandable outcome which must be addressed 
through the housing requirement  

4.15 It is noted that evidence has been presented that identifies existing congestion problems for 
commuters into Welwyn Hatfield, particularly during peak times, and at paragraph 32 of the 
Inspector’s interim findings, he states:  

“There are no guarantees that necessary road improvements, to facilitate the free flow of 
traffic along these routes, will be implemented in a timely manner during the plan period. In 
such circumstances an overall strategy that led to an increase in net in commuting would not 
be sustainable and should not be found sound. Indeed, the Council should be seeking to 
reduce the necessity for high levels of in-commuting through the plan’s housing proposals.” 

4.16 The above evidence suggests that even utilising the last 5 year’s migration (rather than the 
last 2 years) to generate a future housing requirement is still modelling outputs with low levels 
of dwelling provision against higher levels of projected employment growth which will 
continue to exacerbate issues of inward commuting in addition to the issues of affordability 
outlined in the earlier section.  
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5.0 MIGRATION  

5.1 As explained above, the Turley Report utilises the SNPP-2018-AltMig variant, which uses a 
more stable 5-year reference period for migration rather than a 2-year period. Nevertheless, 
the last 5 years have been significantly influenced by the low level of housing completions. 

5.2 It is important to consider the background circumstances to the migration data used to form 
the basis of the housing requirement.  

5.3 Logically, if less houses are built, then fewer people can move into and reside in the area. 
Analysis of the migration figures into Welwyn Hatfield alongside housing completions 
demonstrates this relationship.  As shown in the figure below, in general when housing 
completions are high (e.g. 2003/04 to 2006/07) so is internal migration from the UK to 
Welwyn Hatfield: conversely, when housing completions are low (e.g. 2008/09 to 2012/13) 
so is migration.  

Chart 9: Internal Migration and Housing Completions in Welwyn and Hatfield  

 

SNPP-2018_AltMig (HH-14) 

5.4 This has important implications, as forward migration is based on past trends. Therefore, if 
migration has been constrained due to low completions of housing, this artificially low level 
of migration will be projected forward. This is exactly what is being undertaken in the 2018 
projections for Welwyn Hatfield. 

5.5 The use of the last 5 years does not in fact address this issue because the duration and level 
of under provision has been ongoing for almost a decade.  

5.6 It was to try and deal with such issues that the Standard Method was introduced in 2018 with 
a further consultation on changes to the Standard Method has just completed.  
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6.0 STANDARD METHOD 

6.1 The emerging local plan for Welwyn Hatfield is being assessed under the transitional 
arrangements in the revised Framework, and therefore the housing requirement is defined 
by the OAN rather than by that calculated by use of the standard methodology. 

6.2 Nonetheless, the Standard Method provides a useful indication of localised affordability 
issues through the affordability adjustment and guidance on what the housing requirement 
should be if we are to achieve the national goal of significantly boosting the number of 
households. 

6.3 The current Standard Method, as set out in the Guidance results in a housing requirement 
of 875 dpa as shown below. The methodology includes an adjustment for affordability that 
aims to boost housing where it is needed most. In Welwyn Hatfield, the uplift calculated was 
1.41 but was capped to 1.40. 

Table 2. Standard Method 2020 for Welwyn and Hatfield 

Step 1 setting the baseline 

2020 Households 49,814 

2030 Households 56,064 

Average increase  625 

Step 2 – adjusting for affordability  

Affordability ratio 10.5 

Affordability adjustment  1.41 

Affordability adjustment applied 881 

Step 3 – capping the level of increase 

Cap (40%) 875 

LHN  875 

 

6.4 In August 2020 the Government published proposed changes to the Standard Method, this 
includes an altered affordability adjustment that aims to better address localised affordability 
issues by taking into account the rate of change in the past affordability ratio. 

6.5 This calculates the housing requirement to be 667 dpa as shown in the table below.  
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Table 3. Proposed Standard Method 2020 for Welwyn and Hatfield  

Step 1 setting the baseline 

2020 Households 48,304 

2030 Households 51,377 

Average increase  307 

OR  

Household Stock 47,858 

0.5% of Stock 239 

Baseline  307 

Step 2 – adjusting for affordability  

Affordability 2009 / 2019 adjustment a 0.4 

Affordability ratio 2019 adjustment b 0.765 

Affordability adjustment (a +b) + 1 2.17 

Affordability adjustment applied 667 

LHN  667 

 

6.6 Of particular note is the affordability adjustment calculated for Welwyn Hatfield under the new 
proposed standard methodology, being 2.17 compared to the current standard methodology 
affordability adjustment of 1.41. As the affordability adjustment aims to (i) boost the supply 
of homes where they are most needed, (ii)  to better address those areas in which the 
affordability has not improved or has worsened, this indicates just how severe the situation 
is in Welwyn Hatfield. 

6.7 In Welwyn Hatfield, it is also important to note the housing need calculated using the current 
Standard Method is 875 dpa. This is the level of housing the Government deems necessary 
under the new calculation to significantly boost housing and improve affordability. 

6.8 Both approaches apply a substantially higher affordability adjustment than the 10% originally 
applied or indeed the 34% suggested in the Turley Report to support the 800 dpa. 

6.9 The Framework 2012 requires that a plan should be flexible and be able to accommodate 
change. It is clear that if this Local Plan was to proceed with a lower housing requirement 
than 800 dpa then it would not be flexible enough to provide a sound basis for the next review 
which would undoubtably be based on the 2019 Framework (as it has to be completed within 
5 years of the adoption of this plan).  It is therefore better to provide for the supply of new 
dwellings in this Plan than to defer the problem to a review, by which time the under-supply 
of new homes will have deteriorated further. 
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7.0 CONCLUSION  

7.1 This report has sought to provide additional analysis of the available evidence to inform the 
examination in respect of whether the 2018-based household projections represent a 
meaningful change in respect of the evidence already considered to date. 

7.2 It is notable that the Turley Report does not conclude that these new projections represent a 
meaningful change. The household projections themselves use a different methodology and 
as such do not provide for a direct comparison with past analysis. It is our view given the 
context of other evidence these projections in themselves do not represent a meaningful 
change especially as other indicators have changed suggesting a higher rather than a lower 
level of dwelling provision is required.  

7.3 Our analysis of the housing completions and affordability ratio demonstrates that these most 
recent projections incorporate the effects of long term under provision within the Borough 
and do not provide a suitable basis on which to undertake future planning, if the objectives 
of the Framework 2012 are to be met.   

7.4 It has been highlighted that housing completions in Welwyn Hatfield have failed to return to 
the pre-recessionary levels. This has led the affordability ratio for Welwyn Hatfield increasing 
significantly compared to other English authorities and be, at present, much higher than that 
of the nation as a whole. The housing requirement should not be set at a level so as to 
continue to replicate the current situation but rather should be set so as to then remedy the 
implications of past under delivery.  

7.5 Additionally, analysis of projected jobs and labour force figures found that the number of jobs 
will increase at a higher rate than the current labour force, and the assumption has been 
made that an additional 4,000 jobs will be met by increased commuting in 2036. It also 
assumes that there will be an increased proportion of the 18-64 year old age cohort working. 
These assumptions pose serious questions for the infrastructure plan for the Borough and 
also for the wider sustainability of the Local Plan. It would seem logical that instead of relying 
on such a high level of in-commuting, more homes should be built to allow people to live as 
well as work in Welwyn Hatfield. 

7.6 In respect of migration, the previous low levels of housing completions were likely to have 
also constrained past domestic migration, and this migration has now been projected forward 
in the 2018 HHP. Therefore, it is likely that the suggested 2018-based housing requirement 
of 715-800 dpa is based on an inappropriate level domestic migration. 

7.7 Finally, calculation of both the current, and proposed standard methodology has been 
conducted to provide context on the localised affordability issues and demonstrate what level 
of housing requirement is necessary to significantly boost housing. The current standard 
methodology calculated the housing requirement for Welwyn Hatfield to be 875 dpa.  This is 
likely to be the method for establishing the requirement in the next plan due for adoption in 5 
years. It should be noted that both standard methods employ a much higher increase to 
address the issue of affordability than is proposed in the Turley Report. 

7.8 When considering housing requirements, it is also important to recognise that: 

• The requirement suggested is supposed to form the minimum requirement.  

• A reasonable headroom above the minimum requirement has the potential to deliver much 
needed affordable homes and would assist in reducing the Council’s housing waiting list 

• Such headroom would also increase the number of sites which could add to the early supply 
of housing especially in the first 5 years and hence address the potential shortfalls identified 
as a consequence of an over reliance on large strategic sites with long lead in times.  

7.9 We have previously highlighted in our submissions that there will be a lag between the in the 
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adoption of the plan and achieving a five year housing land supply due to the lead in times 
and build out rates of strategic sites.  

7.10 The sound approach to addressing the issue of housing affordability in the Welwyn Hatfield 
borough is not to reduce the housing requirement but to retain it at the 800 dopa and to make 
sure the adopted plan allocates a range of  smaller sites in the four large villages, which can 
actually deliver new homes within the first five years of the Plan period as well as address 
previously concerns expressed about the distribution of development.  In conclusion, the 
2018 HHP and SNPP do not in themselves represent a meaningful change as there is 
considerable additional evidence that these projections  fail to properly reflect the future 
needs of the Borough taking into account such factors as affordability, past rates of 
completions inhibiting migration, and the future needs of economic growth as well as existing 
and future patterns of commuting. In light of this evidence the examination should continue 
with a housing requirement of 800 dpa minimum (and gross 16,000 2016/36) for the period 
to 2036. 
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