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Introduction 
 
This report was commissioned by Northaw & Cuffley Parish Council to understand 

1) How Objectively Assessed Need (OAN) has evolved over recent years given the parallel 

changes to Household Projections and other factors. It’s been a 3-year journey and much 

has changed. 

2) Provide an independent assessment that reflects the latest projections, parameters and 

methodologies. This was intended to replicate the process and projections used by Turley 

but challenged the assumptions and how the data was used. 

It is split into two parts and reviews the evidence produced by Turley and includes an opinion on its 

reasonableness and its justification for supporting the OAN of 16,000 dwellings. 

• The current OAN was calculated in 2017 and resulted in a target of 16,000 dwellings (800 pa) 

• In 2019 reduced Household Projections were published but the recommendation from Turleys 

was to retain the 16,000 target 

• In 2020 further reductions in Household Projections were published which resulted in an OAN 

range. The upper level retained the historical 16,000 target but introduced a lower level of 

14,300 (715 homes pa) 

• When submitted to the Inspector for examination, the response was to determine a definitive 

number that would support site allocations. We understand this is still to be decided 

 

Part 2 examines what the OAN would look like through fresh and independent eyes. There was a 

view that having had multiple versions of an OAN since 2017 and multiple changes to methodology 

and projections it was an opportunity to have a clear and unbiased view. 

 

We hope this provides Councillors with a ‘second opinion’ which will help inform their decisions 

during the final stages of the Local Plan and provide the Inspector with further evidence for a more 

realistic and pragmatic housing target.  

 

 

 

 

About the authors: ChamberlainWalker is an economics consultancy specialising in housing, 

infrastructure and local growth. The main author of this report Paul Chamberlain has held deputy 

director level positions in the Ministry of Housing Communities and Local Growth (formerly the 

Department for Communities and Local Government). He works with Government departments and 

agencies, local authorities and housebuilders helping to shape evidence-based housing and economic 

growth policies. Further details on ChamberlainWalker and the authors: https://cweconomics.co.uk/  

https://cweconomics.co.uk/
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Executive Summary 
 

In Part 1 we find that the historic reports produced by Turley broadly follow a consistent logic and, 

on the whole, make reasonable adjustments in the face of changing datasets and underpinning 

assumptions. However, we find that for the most recent report “The implications of the 2018-based 

SNPP and SNHP on the Welwyn Hatfield OAN” (August 2020), the results are flawed.  

• The first observation is that it provides a range from 14,300 to 16,000. This is most unusual and 

goes some way to explain the faults in Turley’s assessment 

• We have not challenged many of the assumptions in earlier submissions which have been found 

sound but the starting point (396) in the 2020 publication looks too high in comparison to that 

which is calculation in section 2 (306) 

• The case for retaining the 16,000 target (800 pa) at the upper estimate is only made in reference 

to previous assessments which were in turn based on outdated information (population 

projections). Therefore, the upper estimate of 800 dwellings per annum should be disregarded 

in light of the new, updated evidence presented in this paper and even the lower level (715) is 

clearly still to high  

When we look at the data and assumptions used to provide adjustments to the target we find 

further cause for concern 

• We question the use of a “market signals” uplift of 10% in addition to the demographic 

adjustments made for household formation in younger groups (this finding applies to all 

previous papers). The 10% uplift is applied in all papers including the 2017 SHMA, but it 

double counts the housing need for younger groups by:  

o  uplifting housing need through increased household formation rates (which 

corrects for “suppressed” households – a function of reduced affordability), and  

o applying a second uplift of 10% on top of this in response to “market signals”, which 

in large part is also assessed by changes to housing affordability.  

• In addition, we find that the application of the market signals adjustment is not consistent 

with other cited SHMAs, where other SHMAs have made demographic adjustments to a 

much lesser extent (thus, having a lower baseline which would support the use of a larger 

market signals adjustment). 

If the market signals uplift of 10% were removed from the 715 dwellings at the bottom end of the 

range presented in the most recent Turley paper, an annual dwelling requirement of 650 could be 

justified as an upper limit based on the current evidence presented. We believe the lower limit 

should be closer to 12,000  

 

The following table shows how these adjustments to market signals and household formation rates 

have contributed to the divergence between what exists today and how this has been reflected in 

the OAN. 
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Table 1. Summary table of OAN assessments in 2017 SHMA & Turley technical papers 

Component Description Year of assessment 

Element Description 2017 2019 2020 

Official 
Household 
Projections 

These are official statistics produced by 
the Office for National Statistics (ONS) 
[previously by the Ministry for 
Communities, Housing and Local 
Government (MCHLG)] 

650 583 396 

Alternative 
population 
projection 

Adjustment to the official HH 
Projections: higher population growth 
reflecting migration trends over a longer 
period than the principle projection. 

  +134 

Reversion to 
2014-based 
headship rates 

Adjustment to the official HH 
Projections: adopts the headship rates 
from the 2014-based projections. This is 
on the grounds that recent 
methodological changes to the official 
projections have been viewed as 
“unreliable”. 

 +56 +50 

Adjustment 
for suppressed 
households 

Adjustment to the official 2014-based 
headship rates: assumes the headship 
rates of younger households will return 
to their 2001 position. This is on the 
grounds that younger households have 
been affected by affordability constraints.   

+50 +52 +51 

Vacancy rate The dwellings requirement is assumed to 
be higher the projected household 
growth with an allowance (3%) for vacant 
properties. 

+21 +21 +19 

Market signals A 10% uplift is assumed to reflect 
affordability. However, the impact of 
affordability on younger household 
formation is already addressed 
(“adjustment for suppressed 
households). 

+72 +71 +65 

Rounding Rounding up to nearest 100 +7 +17  
Range Only relevant to the 2020 update. The 

top end of the range is arbitrary and 
simply reflects the earlier assessments. 

  +85 

Sum total  800 800 715-800 

 

 

In Part 2 we consider evidence that shows household formation (and other indicators of moderate 

housing market pressure) are highly correlated with housing affordability, corroborating our finding 
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in Part 1 that making adjustments to market signals on top of making demographic adjustments is 

to double count the impact of affordability on household formation.  

 

We also consider the potential impact of the Government’s proposed new “standard method” for 

calculating OAN and what that would imply for Welwyn Hatfield’s housing need. The new “standard 

method” is intended to raise the level of OAN across the country to help correct for historic under- 

supply of housing. However, we calculate that Welwyn Hatfield’s OAN under the standard 

method would be 667 dwellings per year, which is lower than the 715-800 dwellings per annum 

proposed in the most recent Turley report. This also supports our assessment in Part 1 that 650 

dwellings per annum (13,000 in total) would be an appropriate upper limit and clear justification 

for further reduction to 12,000. 

 

 

 

  



 

5 
 

1. Review of evidence produced by Turley since 2017 
 

Headlines 
● The review considered four papers produced by Turley over the period May 2017 to August 

2020, which included its original 2017 SHMA, two technical papers and a separate paper 

responding to the Planning Inspector’s observations through Stage 2 hearings. 

● The reports produced by Turley broadly follow a consistent logic and, on the whole, make 

reasonable adjustments in the face of changing datasets and underpinning assumptions. 

However, we find that for the most recent report (August 2020) it is only the lower end of the 

range of the OAN (715 dwellings per annum) that is consistent with previous assessments, and 

the upper estimate should be disregarded. 

● We question the use of a “market signals” uplift of 10% in addition to the demographic 

adjustments made for household formation in younger groups. If the market signals uplift of 

10% were removed from the 715 dwellings, an annual dwelling requirement of 650 could be 

justified.  

 

Evolution of assessment of need 
The following reports, originally prepared by Turley, were reviewed in preparing this note: 

● Strategic Housing Market Assessment Update: Welwyn Hatfield (May 2017); 

● Welwyn Hatfield Technical OAN Paper: Responding to the Inspector’s Observations 

through the Stage 2 Hearings (March 2018); 

● Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and 

SNHP on the Welwyn Hatfield OAN (June 2019); 

● The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN (August 

2020). 

The below table summarises for each report what we consider to be the main new quantitative 

evidence considered by Turley in its preparation of those reports. This is not intended to be an 

exhaustive list; rather, it represents what we consider to be the main material evidence Turley have 

used in concluding on the appropriate level of the OAN at each stage. 
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Table 2: Summary of quantitative evidence considered by Turley 

Report Main new quantitative evidence considered by Turley 

(a) Strategic 

Housing Market 

Assessment 

Update: Welwyn 

Hatfield, Turley 

(May 2017) 

2014-based sub-national population projections (SNPP) 

 

2014-based sub-national Household Projections (SNHP) 

 

Demographic evidence provided by Edge Analytics: 

● Aligned to 2014-based SNPPs and SNHPs 

● Latest ONS mid-year population estimates (MYE), 2015 

at point of publication 

2015 Economy Study Update (Turley) * 

 

* The ‘Hybrid scenario’ was used by WHBC in its Local Plan as the 

considered likely level of job growth in the borough, with a total change 

of +16,908 jobs between 2013 and 20321, or an equivalent of 890 

additional jobs per annum. 

 

Employment forecasts produced by Experian and the East of England 

Forecasting Model (EEFM) 

Updates to market signals datasets 

(b) Welwyn Hatfield 

Technical OAN 

Paper: 

Responding to 

the Inspector’s 

Observations 

through the 

Stage 2 

Hearings, Turley 

(March 2018) 

 

Revised estimates of population change since 2011 Census (released 

March 2018): Mid-year population estimates (‘MYE’) 2016 

(c) Welwyn Hatfield 

Technical OAN 

Paper: The 

implications of 

the 2016-based 

2014-based and 2016-based sub-national population projections (SNPP) 

 

2014-based and 2016-based sub-national Household Projections (SNHP) 

 
1 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), Table 3.1 pp.21 
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SNPP and SNHP 

on the Welwyn 

Hatfield OAN, 

Turley (June 

2019) 

Updated demographic evidence provided by Edge Analytics: 

● Aligned to 2016-based SNPPs and utilising 2014-based 

household formation rates 

● Latest ONS mid-year population estimates (MYE), 2017 at 

point of publication 

Partial Economy Study Update (ECO/9) 

(d) The implications 

of the 2018-

based SNPP and 

SNHP on the 

Welwyn Hatfield 

OAN, Turley 

(August 2020) 

 

2014-based and 2018-based sub-national population projections (SNPP) 

 

2014-based and 2018-based sub-national Household Projections (SNHP) 

 

Demographic Update (Edge Analytics) August 2020 

● Aligned to 2018-based SNPPs and utilising 2014-based 

household formation rates 

● Latest ONS mid-year population estimates (MYE), 2018 

at point of publication 

 

These reports are now considered in turn, providing a concise explanation of the evidence, and the 

extent to which there is an internal logic. We highlight where we think there are strengths and 

where reasonable judgements have been made, as well as potential weaknesses in the approach 

taken.  

 

(a) Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017) 

Turley were appointed by Welwyn Hatfield Borough Council (WHBC) to prepare a Strategic Housing 

Market Assessment (SHMA) “in order to provide a single reference point on the conclusions of housing 

need evidence used to inform the pre-submission version of the Draft Local Plan and consider new 

data, methodological guidance and legal interpretations as of April 2017”2. 

The 2017 SHMA took into consideration the release of the official 2014-based Sub-National 

Household Projections (SNHP) and Sub-National Population Projections (SNHP) which provide the 

‘starting point’ for the assessment of housing needs. The SNHP suggested an average of 650 

households would form each year over the period 2013-2032, translating to a need of 670 homes per 

year after applying a vacancy rate of 3% - this seems reasonable. 

A separate demographic adjustment was then “considered necessary to allow for a return to higher 

levels of household formation amongst younger people”, resulting in an estimated need for 721 

dwellings per annum. Furthermore, an adjustment was assessed as being required in response to 

data and evidence on market signals, adding a further 10% (72 dwellings per annum) to estimated 

 
2 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017) 
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need. After rounding, this brought the level of total need to 800 dwellings per annum. This is 

summarised in the below table. 

 

Table 3 - Components of Welwyn and Hatfield OAN (as per the 2017 SHMA produced by Turley)  

 Dwellings per annum 
2013-2032 

Adjustment 

Official Household Projections (2014-
based) “starting point” 

650  

Plus adjustment for suppressed 
households 

700 +50 

Plus allowance for turnover (3 per cent 
turnover rate)  

721 +21 

Plus market signals adjustment (10 per 
cent) 

793 +72 

Plus rounding 800 +7 

 

 

We would note a couple of points at this stage: 

1. The adjustment to demographic projections: the 2017 SHMA makes an adjustment to 

projected household formation rates for the 15-24 and 25-34 year age groups, allowing a return 

to 2001 household formation rates within these groups by 2024. This is to reflect the potential 

effects of affordability on demographic behaviour; that is, where household formation has been 

constrained by supply or the past under-delivery of housing. This is underpinned by 

accompanying population modelling supplied by Edge Analytics in the Appendix of the SHMA. 

The overall effect of this change is to raise the underlying 650 households per annum to 700 

households per annum3, and would allow for the formation of 935 households in this age group 

over the plan period4. This seems on the face of it a reasonable adjustment although it is worth 

considering the impact of this in the context of historic changes in affordability and other 

indicators on housing pressure used to justify any adjustment as a result of “market signals”. 

Indeed, this is highlighted in the report, where “The assumed recovery of headship rates for these 

younger age groups represents a positive adjustment to counter the assumption that the impact of 

suppressed household formation in Welwyn Hatfield will not be sustained recognised that this has 

been impacted as a result of affordability conditions worsening, reflected in increases in the number 

of concealed households and instances of overcrowding resulting from young adults being unable 

to form separate households”.5 

 

2. The adjustment in light of market signals: we would question the extent to which an 

adjustment for market signals is required in addition to adjustments with respect to 

demographic projections highlighted above. Much of the underpinning narrative on 

demographic projections is that household formation amongst younger people is currently 

 
3 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), Table 4.7 pp.44 
4 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), paragraph 4.86 pp.44 
5 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), paragraph 4.87 pp.45 
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suppressed due to worsening affordability of housing over time.6 Conversely, in order for 

younger people to form households, affordability must improve. If ousehold projections are 

being uplifted to reflect higher levels of household formation by younger people, this implicitly 

suggests an improvement to housing affordability would first occur that allows young people to 

again purchase and move into homes of their own. Therefore, a separate adjustment in 

response to market signals is to potentially double count increases in planned supply 

necessary to improve the affordability of housing. We consider this in more detail in Part 2. 

 

Secondly, the report in referencing the previous 2015 SHMA Partial Update, describes a “2012 

SNHP headship rate adjustment [..] Applied to younger households (20 ± 29) in response to market 

signals evidence”7 (emphasis added). The previous 2014 SHMA treated the demographic 

adjustment as being in response to market signals evidence – a single, combined adjustment; 

whereas the newer assessment (2017 SHMA) treats the issues as separate and discrete and requiring 

two additional uplifts to the calculation of need. Therefore, the use of two separate adjustments 

would appear to contradict the approach taken prior to the 2017 SHMA. 

 

Finally, we note that the use of a 10% upward adjustment would appear to be inconsistent with 

other SHMAs, despite assertions to the contrary. In particular, when considering the Eastleigh Local 

Plan (cited in the Turley report) it is notable that the demographic adjustment prior to the market 

signals adjustment is much more modest than in the Turley report, leaving a lower baseline to begin 

with, which might then justify a modest “market signals” uplift. However, as the Turley analysis has 

a much higher demographic adjustment to start with than that made in the Eastleigh Plan, the need 

to further uplift due to market signals is removed (or at least, uplifting further would be inconsistent 

with the Eastleigh Local Plan). We consider this in Box 1, below. 

Box 1 – Comparing the use of market signals adjustment to that used in the Eastleigh Local 

Plan 

 

“Comparison has also been made with Eastleigh and Canterbury, given that the Inspector examining 

each of these Local Plans arrived at a clear position on an appropriate response to market signals 

evidence in each authority. The conclusion of the Inspector examining the Eastleigh Local Plan is 

widely cited as a benchmark in interpreting this stage of the PPG methodology, with the Inspector 

advocating an uplift of 10% to respond to the ‘modest’ pressure on market signals recognised with 

the SHMA”8 – 2017 SHMA paragraph 4.115 

 

In the case of Eastleigh, the Inspector uplifted housing need by 10%, making the following 

comments: “Overall, market signals do justify an upward adjustment above the housing need 

derived from demographic projections only. […] It is very difficult to judge the appropriate scale of 

 
6 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), paragraph 4.74 pp.41 
7 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), Table 2.3 pp.10 
8 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), paragraph 4.115 pp.52 
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such an uplift […] Exploration of an uplift of, say, 10% would be compatible with the "modest" 

pressure of market signals recognised in the SHMA itself”9 

 

Upon examination of the original SHMA applicable to Eastleigh (and the update in light of the 

2012-based SNPPs), we find that the adjustments made due to suppressed household formation 

–adjustments made prior to the market signals adjustment – were muted relative to those 

presented in Turley’s analysis. Paragraph 24 of the Inspector’s Report on the examination into 

Eastleigh’s Local Plan explains the evidence “[…] recommends a part return to the underlying long 

term trend to reach 73% of the 2008-based [household formation] rate by the end of the projection 

period. I consider that this is a well-informed analysis consistent with the evidence and with other 

Inspectors' conclusions on this issue.” The 2008-based rate for younger age groups at the time was 

projected to be broadly flat from 2001. In other words, Eastleigh’s plan assumed a return to 

around three quarters of the rate seen in 2001 by the end of 2033. 

 

In comparison, Turley assumes an optimistic full return to the rate seen in 2001 by 2024, a 

rapid turnaround considering current trends. The implication is that the baseline for the Eastleigh 

Local Plan – in light of demographic adjustments – is likely lower than that for the Turley analysis, 

and thus might justify a larger “market signals” adjustment in the round in the case of Eastleigh, 

as compared to Welwyn Hatfield. 

 

This becomes clearer when looking at projected household formation rates from the 2014 

SNHPs. In the charts below, the red dashed line indicates the prevailing headship rates in 2001 for 

Welwyn Hatfield: around 0.126 for the 15-24 age group and 0.474 for the 25-34 age group. 

Figure 1 – Household formation rates for 15-24 and 25-34 age groups from the 2014-based sub-

national Household Projections 

  

 
9 Report on the examination into Eastleigh Borough Council’s Eastleigh Borough Local Plan 2011 – 2029, The 

Planning Inspectorate (11th February 2015) 
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The 2014-based Household Projections imply worsening trends in household formation in 

particular for younger age groups. The Turley analysis appears to be a generous interpretation of 

what household formation might be possible and implies a considerable shift in affordability for 

those groups. For this reason, the “starting point” after demographic adjustments is not 

comparable to Eastleigh and adopting the same +10% market signals uplift does not seem 

appropriate given the differing baselines. 

 

The 2017 SHMA also considered the population requirement to support likely jobs growth. For this, 

reference is made to the 2015 Economy Study Update, concluding that 890 jobs per annum are 

likely to be created over the plan period. The base 2014 SNPPs were not seen to be a binding 

constraint on jobs growth; thus, no adjustment to household projections were needed in respect of 

this.10 Indeed, the required population change calculated to support likely jobs growth (based on the 

modelling for the Economy Study) was 22,081, compared to a projected 26,790 in the 2014 SNPP. 

This lower level of population growth would only require 571 dwellings per year, compared to 670 

(these numbers including the 3% vacancy rate). 11 (before making any adjustments due to 

demographic behaviour or market signals). However, as the actual population projections are the 

binding constraint, the higher figure should be, and is, used. 

Notwithstanding the above, it must be noted that the Planning Inspector ultimately found that “the 

evidence set out in the Strategic Housing Market Assessment Update 2017, together with that in the 

subsequent review that was undertaken in the context of the 2016 subnational population and 

household projections, justifies a Full Objective Assessed Housing Need (FOAHN) of 800 dwellings per 

year for the duration of the plan period and that this requirement is consistent with national policy”.12 

 

(b) Welwyn Hatfield Technical OAN Paper: Responding to the Inspector’s Observations 

through the Stage 2 Hearings, Turley (March 2018) 

Turley prepared a technical paper “at the request of Welwyn Hatfield Borough Council in response to 

points raised by the Inspector relating to the objective assessment of housing need (OAN) through the 

meeting held with the Council at the end of the Stage 2 hearings on 27 October 2017 [..] the Inspector 

identified a number of specific areas which in his view could benefit from further  consideration by the 

Council, reflecting on the discussion within the Stage 2 hearings and the submissions made by 

representors.” 

A number of factors were examined in the report, but none of any significant consequence in 

relation to the conclusions made within the 2017 SHMA. We noted the Inspector requested 

consideration be given to alternative adjustments on household formation, but the approaches 

considered served to only have small marginal increases to the overall assessment of need. 

 
10 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), paragraph 4.109 pp.51 
11 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), Table 4.10 pp.49 
12 Inspector's note of round-up session at end of Stage 6 Hearing sessions in December 2019, EX178 (6 January 

2020) 
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The report also considered whether the market signals adjustment (+10%) was reasonable in light 

of methodology produced by the Local Plans Expert Group (LPEG), and concluded it was. The LPEG 

methodology would suggest a higher uplift (+25%) than the one employed at the time of the report. 

 

(c) Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and 

SNHP on the Welwyn Hatfield OAN, Turley (June 2019) 

The technical paper notes that the main differences in the projected household growth between the 

2014-based and 2016-based Household Projections were almost entirely driven by the different 

assumptions used by the ONS around the formation of households in the 2016 projections, and that 

these would suggest a downward trend in household formation for younger groups.13 However, the 

underlying population growth between the 2014-based SNPP and 2016-based SNPP used in the 

Household Projections were little changed14, and therefore if the 2014 household assumptions were 

applied to the 2016 population projections, this would not lead to a “meaningful change” in 

projected households for assessing housing need.15 Equally, if the original logic from the 2017 SHMA 

still held, the previous adjustments made for household formation rates for younger age groups and 

the adjustment made for market signals would still suggest 800 homes per annum identified in the 

SHMA, and that this needn’t be revised.16 This logic is consistent with the previous technical papers 

and would on the face of it appear reasonable. 

The paper quantifies the impact of using the 2014 household formation rates on the 2016 

population projections, providing a “starting point” of 658 dwellings per annum compared to the 

previous 67017  (both figures including a 3% vacancy rate). It also provides an adjusted demographic 

projection to take account of suppressed household formation in younger age groups, consistent 

with the 2017 SHMA, which raises the dwellings per annum to 712 compared to the previous 721 

(including 3% vacancy rate).18 

However, the potential problem of double counting via changes to household formation rates, and 

the uplift due to market signals (+10%) remains. 

The paper asserts that the OAN will continue to support the likely scale of economic growth in the 

borough19, thus jobs growth is not the binding constraint in assessing housing need. 

 

 
13 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), paragraphs 12 & 13 pp. (iii) executive summary 
14 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), paragraph 9 pp. (ii) executive summary 
15 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), paragraph 15 pp. (iii) executive summary 
16 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), paragraphs 17 & 18 pp. (iv) executive summary 
17 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), Table 5.1 pp. 16 
18 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), Table 5.2 pp. 18 
19 Welwyn Hatfield Technical OAN Paper: The implications of the 2016-based SNPP and SNHP on the Welwyn 

Hatfield OAN, Turley (June 2019), paragraph 6.19, pp. 22 



 

13 
 

(d) The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN, Turley 

(August 2020) 

The latest of technical papers, this considered “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.”20 

The main projection in the 2018 SNHP suggests a starting point of 408 dwellings per annum over 

the original 2013-32 plan period including 3 per cent vacancy rate – considerably lower than the 601 

dwellings per annum implied by the 2016 projections, and the 670 in the 2014 projections21. The 

previous technical paper had established that the 601 dwellings per annum in the 2016 projection 

was driven by assumptions used by the ONS which implied a continued suppressed household 

formation, and therefore was not a reliable means of estimating housing need, which is open to 

debate. 

However, in examining the 2018 projection, Turley have noted that the ONS further changed their 

methodology, this time with respect to domestic migration trends (two year versus five year used 

previously) and that this is in some way responsible for lower household projections, as well as 

retaining problematic assumptions on household formation introduced in the 2016 projections.22 

Turley’s solution is to adopt the “alternative internal migration variant” which provides a higher 

“starting point” of 597 dwellings per annum including 3 per cent vacancy rate, then applying the 

2014-based household formation rates, as well as making adjustments to household formation 

rates for younger age groups, to be consistent with previous judgements made as to the veracity of 

ONS’ new methodology in being able to project housing need. This raises the starting point to 650 

dwellings per annum.23 Again, there is reasonable consistency and logic in respect of previous 

papers in this assessment. A 10% uplift (as a result of market signals) is then applied to reach an 

assessment of 715 dwellings per annum.24 

Turley then consider that retaining the OAN of 800 dwellings per annum as an upper estimate of 

need is justified. We disagree, and also note the Inspector’s comment in relation to the issue that a 

“precise figure that can be used as a basis for the policies that address housing provision during the plan 

period” will need to be arrived at.25 We would argue that only the 715 dwellings per annum number is 

consistent with previous assessments, and that this is a material change driven by the fundamental 

change of reduced population projections (the 2018 SNPP).  

Further, we still consider that the application of a 10% uplift as a result of market signals (as 

highlighted consistently in reviewing the previous evidence) is questionable and it is arguable that 

the lower figure of 650 dwellings per annum could be used instead. However, it should be noted 

that the inspector has previously concluded that the previous OAN of 800 dwellings per annum was 

 
20 The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN, Turley (August 2020), 

paragraph 2, pp. (i) executive summary 
21 The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN, Turley (August 2020), 

paragraph 3, pp. (i) executive summary 
22 The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN, Turley (August 2020), 

paragraph 4, pp. (i) executive summary 
23 The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN, Turley (August 2020), 

paragraphs 5 & 6, pp. (i) & (ii) executive summary 
24 Paragraph 8, pp. (ii) executive summary 
25 Letter by the Inspector to WHBC (10th September 2020) 
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“consistent with national policy and soundly based”26, the 800 being a product of said uplift being 

applied. 

 

Overall conclusions on evolution of assessments 
 

Table 4: Summary table of OAN assessments in 2017 SHMA & Turley technical papers 

Component Description Year of assessment 

Element Description 2017 2019 2020 

Official 
Household 
Projections 

These are official statistics produced by 
the Office for National Statistics (ONS) 
[previously by the Ministry for 
Communities, Housing and Local 
Government (MCHLG)] 

650 583 396 

Alternative 
population 
projection 

Adjustment to the official HH 
Projections: higher population growth 
reflecting migration trends over a longer 
period than the principle projection. 

  +134 

Reversion to 
2014-based 
headship rates 

Adjustment to the official HH 
Projections: adopts the headship rates 
from the 2014-based projections. This is 
on the grounds that recent 
methodological changes to the official 
projections have been viewed as 
“unreliable”. 

 +56 +50 

Adjustment 
for suppressed 
households 

Adjustment to the official 2014-based 
headship rates: assumes the headship 
rates of younger households will return 
to their 2001 position. This is on the 
grounds that younger households have 
been affected by affordability constraints.   

+50 +52 +51 

Vacancy rate The dwellings requirement is assumed to 
be higher the projected household 
growth with an allowance (3%) for vacant 
properties. 

+21 +21 +19 

Market signals A 10% uplift is assumed to reflect 
affordability. However, the impact of 
affordability on younger household 
formation is already addressed 
(“adjustment for suppressed 
households). 

+72 +71 +65 

Rounding Rounding up to nearest 100 +7 +17  
Range Only relevant to the 2020 update. The 

top end of the range is arbitrary and 
simply reflects the earlier assessments. 

  +85 

Sum total  800 800 715-800 

 
26 Letter by the Inspector to WHBC (15th January 2020) 
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The reports by Turley since the production of the 2017 SHMA have, on the whole, used a consistent 

approach, making reasonable adjustments in the face of changing datasets and underpinning 

assumptions. The assessments of the OAN are also reasonably consistent throughout.  

However, we would question the use of the “market signals” uplift in addition to the demographic 

adjustments made for household formation in younger groups. Finally, for the review of the 2018-

based SNPP and SNHP we find that it is only the 715 dwellings per annum that is relevant and 

consistent with the previous figures of 800 dwellings per annum for the OAN – the “upper estimate” 

of 800 dwellings should be ignored as it is not supported by the evidence in the paper. Therefore, 

taking the most recent and relevant figure of 715 dwellings per annum, and after removing the uplift 

for market signals, we believe an annual dwelling requirement with a high range of 650 and a low 

range of 500 could be justified based on the current evidence presented. 
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2. An independent review of the evidence base 
 

Headlines 
● The affordability ratio has shown an improvement since 2017. Alongside changes to economic 

conditions and the future economic outlook (which have the potential to improve affordability 

further) this strengthens the case for a reduced housing need. 

● As the SHMA and subsequent analyses (Part 1) already plan for increased household formation 

rates associated with large improvements in housing affordability, this weakens the case for a 

specific “market signals” uplift to avoid double counting the effect of affordability on household 

formation. 

● Indicators of “housing stress” appear to be concentrated with respect to younger age groups, 

therefore, planning for greater household formation from these groups should begin to address 

issues of overcrowding and concealed households. This again points to a potential “double 

counting” of effects by applying a market signals uplift. 

● The government’s proposed new “standard method” calculations suggest a local housing need 

of 667. This again corroborates the findings in Part 1 that an appropriate level for the would be 

650 to 600 dwellings per annum. 

 

Statistics on market signals 
The current OAN, as identified in Section A, includes an adjustment of +10% to its demographic 

baseline. We have considered affordability ratios in this context (the ratio of median workplace-

based house price to median earnings). This shows that while there was a deterioration in the ratio 

for Welwyn Hatfield up until 2017, the most recent (2019) ratio indicates improved affordability, 

having fallen from 11.2 to 10.5 over that period. Affordability ratios have also improved for England 

and the East of England region more generally, but to a lesser extent. In addition, other areas within 

the Housing Market Area have continued to see worsening affordability over the same period, 

weakening the case for the continued application of a stringent market signals adjustment in 

Welwyn Hatfield. 

 

Table 5: – Median affordability ratios (median house price to median earnings, workplace based) 

  2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 

England 6.9 6.8 6.8 6.8 7.1 7.5 7.7 7.9 8.0 7.8 

East of England 7.5 7.3 7.3 7.4 7.8 8.4 9.0 9.7 9.8 9.5 

Barnet 10.6 10.8 11.0 11.4 12.5 14.2 14.4 15.9 17.2 16.3 

Broxbourne 8.9 8.6 9.0 8.6 8.8 9.6 12.5 11.4 11.2 11.5 

East Hertfordshire 9.3 9.3 9.3 9.1 9.9 10.3 11.4 13.0 12.4 12.5 
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Enfield 8.7 9.1 9.0 9.7 10.9 12.2 13.0 13.8 13.7 14.5 

Hertsmere 8.5 10.9 9.6 10.2 12.5 12.7 14.0 14.2 14.3 14.1 

North Hertfordshire 7.8 8.3 8.2 8.1 8.5 9.0 10.5 10.3 10.8 10.2 

St Albans 12.4 12.7 12.5 13.9 13.6 15.0 17.0 16.6 16.8 16.1 

Stevenage 5.7 5.5 5.2 5.7 5.9 6.7 7.4 7.6 8.2 7.6 

Welwyn Hatfield 7.9 9.2 8.1 8.7 8.8 9.7 11.1 11.2 11.0 10.5 

 

In Part 1, it was highlighted that household formation amongst younger people is currently 

suppressed due to the worsening affordability of housing over time. Conversely, increased 

household formation in younger groups would imply improving affordability of housing. Plotting 

the headship rates of the 25-34 age group from the 2014 SNHPs against the median affordability 

ratio for the period 2003 – 2019 shows the two measures are highly correlated (r-square of 0.8)27. 

This is shown in Figure 2 below. 

 

Figure 2 – Scatterplot of affordability ratios vs. headship rates for ages 25-34 (2003-2019) 

  w 

 

As part of demographic adjustments analysis for calculating the OAN, the SHMA and subsequent 

evidence summarised in Part 1 assumed a return to headship rates last seen in 2001. For Welwyn 

Hatfield, the headship rate for the 25-34 age group in 2001 was 0.474. The above chart would 

suggest a corresponding fall in the median affordability ratio to lie in the region of 6 to 7, a marked 

improvement in affordability compared to the 10.5 recorded in 2019. The SHMA, therefore, is 

planning for a level of household formation that would already be associated with dramatically 

improved affordability. This corroborates our finding that to include a +10% market signals 

 
27 Corresponding to a correlation coefficient of r = 0.9. This is a very strong correlation, with any value of r > 

0.7 considered to be strong. 
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adjustment on top of demographic adjustments would be to ‘double count’ impacts of housing 

affordability on household formation. 

It seems likely that affordability could improve further - given the impact of the Covid-19 on the UK 

economy and likely lasting impact on the labour market and housing market. Unemployment 

forecasts suggest severe increases in joblessness, and weaker wage growth are likely to hit the 

ability of households to pay for housing costs in the short term with many forecasters predicting 

house price falls in 2020-21. With interest rates now at record lows mortgage interest costs are 

likely to stay flat or rise in the longer term. This will tend to weigh on house prices even as wages 

recover from the shock of the lockdown. Taken together, a recovery in earnings which stimulates 

interest rate rises will likely be coupled with a weaker recovery in house prices. This would have a 

mechanical impact on affordability ratios, driving them lower. 

Turning to other measures used in the assessment of market signals, we note that these tend to 

show housing ‘stress’ concentrated in younger age groups. At the time of the 2011 Census, the 

number of people in Welwyn Hatfield living in overcrowded households was 7,761.28 91% of those 

individuals were in the 0 to 15 and 16 to 49 age categories. 

Table 6:  People in Welwyn Hatfield living in overcrowded household, by age group 

Age Occupancy 

rating 

(bedrooms) of 

-1 or less 

Age 0 to 15 1,778 

Age 16 to 49 5,983 

Age 50 to 64 563 

Age 65 and over 162 

Total 7,761 

 

At the time of the 2011 census, 2,058 households in Welwyn Hatfield were assessed as overcrowded 

according to the bedroom standard. The majority (53%) were made up by couples, lone parents, or 

other households with dependent children. However, a sizeable amount were ‘Other household 

types’ which include students and those aged 65 and over, accounting for 825 (40%) overcrowded 

households across all tenures, 620 of which were in the private rented sector. Although the 

statistics do not allow for explicit breakdowns, we can infer the majority of these households are 

from younger age groups and include student households in house shares. In our view, this suggests 

that the market signals indicating housing stress could be corrected through demographic 

adjustments to household projections alone, rather than applying an additional specific market 

signals uplift. 

 

 
28 Defined by the ONS as persons in housing with occupancy rating of -1 or less. This indicates the household 

has at least one bedroom too few for the number and composition of people living in the household and is 
considered overcrowded by the bedroom standard. 
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Table 7: Overcrowded households by household composition 

Family, no children 2 

Family with dependent children 764 

Family with children non-dependent 145 

Other household types, with dependent 

children 

322 

Other household types, Other 825 

Total 2,058 

 

Finally, turning to “concealed” families, there were assessed to be 470 concealed households in 

Welwyn Hatfield at time of 2011 census. 307 households (83%) were where the “Family Reference 

Person” was aged 34 and under.  

 

Table 8:  Concealed households by age of “Family Reference Person” 

Age of Family 

Reference Person 

Concealed 

households 

FRP Age 24 and 

under 

112 

FRP Age 25 to 34 195 

FRP Age 35 to 49 47 

FRP Age 50 to 64 48 

FRP Age 65 to 74 36 

FRP Age 75 to 84 22 

FRP Age 85 and 

over 

10 

Total 470 

 

In Part 1, our review of the original 2017 SHMA indicated that the demographic projections 

adjustment allows for 935 households to be formed "who would otherwise be unable to form if the 

unadjusted, lower starting point demographic 2014-based household formation rates were 

applied".29 This is more than the number of concealed households identified in the 2011 census and 

 
29 Strategic Housing Market Assessment Update: Welwyn Hatfield, Turley (May 2017), paragraph 4.86 pp.45 
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would also likely alleviate pressure on overcrowded households (noting that there is likely to be 

overlap between “overcrowded” households and “concealed” households). 

 

Government’s ‘standard method’ for calculating housing need   
 

The Ministry for Housing, Communities and Local Government (MHCLG) standard method for 

calculating local housing need, part of Planning Practice Guidance, is currently based on a three-

stage formula.  

● Step 1 - of the current method sets a baseline level of need using the 10-year average of the 

2014-based national household growth projections.  

● Step 2 - uses the most recent median workplace-based affordability ratio to adjust that 

baseline, increasing it by 0.25%  for each 1% the affordability ratio is above 4 according to 

the following formula: 

 

Where LARt0 is the Local Affordability Ratio30 in the current year 

● Step 3 - after multiplying the baseline by the adjustment factor a 40% cap is applied to limit 

the increases an individual local authority can face. The way this cap is applied depends on 

the status of an area’s strategic policies for housing. 

MHCLG are now consulting31 on a new standard method for determining the level of local housing  
need. The changes are driven by a recognition that the formula needs to be “more agile in using up-
to-date data,” “provide stability to the method by smoothing out areas of potential volatility” and 
avoid the issue of high demand areas “planning for low numbers of homes due to past trends of 
suppressed household formation.” To achieve these aims the new proposal starts with an updated 
baseline which is also adjusted according to a new formula reflecting market signals.  

The baseline is taken as the higher of: 

● 0.5% of the dwelling stock32 in the latest year – based on the most recent data published at 
the time. 

● The projected average annual household growth over the next 10-year period33 (10 
consecutive years growth divided by 10) will be used.  

The baseline is then multiplied by the following ‘adjustment factor‘ to account for market signals: 

 

 
30 The ratio of median workplace earnings to median house prices for the local authority. 
31 Changes to the current planning system. Consultation on changes to planning policy and regulations, 

MHCLG, August 2020 
32 MHCLG Livetable 125 – dwelling stock including vacants 
33 The latest ONS national household growth projections for the local authority area (Principal projection, 

table 406) 
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Where LAR is the Local Affordability Ratio34, t0 is the latest year and t-10 is 10 years before the current 
year.  

Using the latest data and the proposed standard method, Welwyn Hatfield’s local housing need 
would be 667. This calculation is based on the 2018 based Household Projections for the years 2020 
to 2030, the 2009 and 2019 affordability ratios and is summarised in Figure 3. 

Figure 3 - calculation of local housing need in Welwyn Hatfield under new proposed standard method  

 

As outlined in Part 1, the most recent Household Projections have been revised down significantly 
and in the 2020 to 2030 period which would be used for calculations under the proposed standard 
method the baseline falls to 307. Conversely, the 2014-based Household Projections for the same 
ten-year period would have given a baseline of 625. However, the new proposed approach 
aggressively targets areas with high affordability ratios. The new adjustment factor adds to the 
formula used under the current standard method increasing the uplift applied to the baseline 

Household Projections further. The inclusion of the additional term in 
the formula varies the adjustment factor according to changes in the affordability ratio over time. 
This adds 25% to the level of local need for every 1 point increase35 in the affordability ratio over the 
past ten years.  

In Welwyn Hatfield, the latest (2019) affordability ratio of 10.5 means the current standard method 
would produce an adjustment factor of 1.4136. However, the increase of 3.06 in the local 
affordability ratio between 2009 and 2019 causes the adjustment factor in the new proposed 
method to rise by a further  0.77, to 2.17.  This more than doubles the housing need level over 
current Household Projections (+117%) to account for affordability pressures in the area. 
Nevertheless, the combined effect of the changes from the existing standard method to the newly 
proposed approach is to reduce local housing need from 875 to 667.  

 
34 The ratio of median workplace earnings to median house prices for the local authority. 
35 A one point increase is equivalent to the median house price increasing by the current median income 
36 i) LAR of 10.5 - 4 = 6.5 ii) 6.5  / 4 = 1.625 iii) 1.625 x 0.25 = 0.41 iv) 0.41 + 1 = 1.41. 
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Table 9: Comparison of the current and proposed standard method for assessing local housing need in 
Welwyn Hatfield 

Approach Baseline 
Adjustment 

factor 
Housing need 

per annum 

Current standard method 625 1.4* 875 

Proposed standard method 307 2.17 667 

*The uplift is capped at 40% over 2014-based Household Projections 

 

Comparisons with the Turley 2018 analysis of 2018-based Household Projections  

Even though both estimates are founded in the main or principal 2018-based Household 
Projections, the new standard method baseline (307) does not align with the ‘starting point’ of 408 
dwellings per annum included in the Turley’s 2018 SHMA update37. The discrepancy arises from an 
uplift of 3% applied to housing projections in the Turley method, to account for vacant homes, and 
the period over which the baseline is calculated. To maintain consistency with the original SHMA, 
the Turley analysis considered 2018-based projections across the original plan period (2013-32). By 
contrast, the new proposals from MHCLG take Household Projections over a ten year period, 
starting in the current year (2020). The stringent adjustment factor applied to reflect affordability 
constraints within Welwyn Hatfield raises the housing need requirement significantly. However, the 
new standard method, which is consistent with providing sufficient permissions to build over 
300,000 homes a year across England, still suggests a housing need of fewer than 700 homes per 
year in Welwyn Hatfield. This remains far below the housing need of 800 indicated by the Turley 
analysis that developed its roots in the 2014-based Household Projections.   
 

Overall conclusions on evidence base and implications for OAN 

Examination of the affordability ratio has shown recent improvements since 2017, both in absolute 

terms and relative to England, the wider region, and other authorities in the Housing Market Area. 

This provides a case for a reduced housing requirement. Changes to economic conditions and the 

future economic outlook has potential to improve affordability further – on the Government’s 

preferred measure (the ratio of median workplace-based house price to median earnings). 

Furthermore, affordability has a strong relationship with household formation rates, especially in 

younger age groups. As the SHMA and subsequent analyses (Part 1) already plan for increased 

household formation rates associated with large improvements in housing affordability, this 

weakens the case for a specific “market signals” uplift, to avoid double counting the effect of 

affordability on household formation. 

Indicators of “housing stress” appear to be concentrated with respect to younger age groups, 

therefore, planning for greater household formation from these groups should begin to address 

issues of overcrowding and concealed households. This again points to a potential “double 

counting” of effects by applying a market signals uplift. 

 

 
37 The implications of the 2018-based SNPP and SNHP on the Welwyn Hatfield OAN, Turley (August 
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Finally, we considered the Government’s proposed new “standard method” for calculating housing 

need. This suggests a need of 667 dwellings per annum, corroborating our finding in Part 1 that an 

appropriate maximum level for the OAN would be 650 dwellings per annum with the potential for 

further reductions to 600 subject to more detailed examination of the assumptions used 


