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Matter 4 – Objectively Assessed Need  

 
Introduction 

 

1. JB Planning Associates have been instructed by Gascoyne Cecil Estates (the Estate) 

to respond to the content of the new evidence base documents upon which the 

Inspector has invited comments, which relate to Matter 1 (Birchall Garden Suburb), 

Matter 2 (Symondshyde), Matter 3 (Green Belt) and Matter 4 (Objectively Assessed 

Need).     

 

2. The Estate is a major landowner in Welwyn Hatfield and its holdings cover several 

thousand hectares and extend into the surrounding administrative areas of 

Hertsmere, East Hertfordshire, and North Hertfordshire.  

 

3. The Estate is a key stakeholder and has a significant interest in the Local Plan, not 

only in relation to the strategic allocations that are being actively promoted by the 

Estate at Symondshyde (SDS6 – HAT15), North West Hatfield (SDS5 – HAT1), 

Creswick (HS3 – WGC1) and at Marshmoor (SDS7 – WeG4b), but also in relation to 

other sites which are in its control.  The Estate has made extensive representations 

on the content of the Local Plan and has taken, and continues to take an active part 

in the Examination process to ensure that high quality solutions are found to the 

provision of additional homes, jobs, schools and other community infrastructure in the 

Borough.   

 
4. Below we set out the Estate’s comments in relation to documents EX203 and 

EX203A, the Council’s letter to the Inspector concerning the Objectively Assessed 

Need following the 2018 based household projections and the accompanying report 

prepared by Turley. We also refer to the content of the Inspector’s letter dated 10 

September 2020 in respect of revised housing need forecasts (EX204). 

 
Summary of Representation 

 
5. The 2018-based projections are seriously flawed as they are based upon only a two-

year trend period in terms of net migration, which is not a demographically 

appropriate basis for predicting housing need. Accordingly, they do not provide a 

sound basis for demonstrating ‘meaningful change’ in the housing situation in 

Welwyn Hatfield’.  
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6. The Estate considers that an OAN of 800 dpa should be maintained, with sufficient 

land allocated in the emerging Plan to address the Borough’s housing needs over the 

whole Plan period. This would adhere to the Government’s strategy of seeking to 

significantly boost housing delivery nationally. 

7. It needs to be recognised that some allocation sites will inevitably take some time to 

deliver, with some of their provision slipping into the next Plan period. The Estate 

considers that there are significantly greater dangers to the Plan from housing under-

delivery than from over-delivery. 

Background 

 
8. Based upon updated demographic evidence, the Council’s OAN had previously been 

identified as being 16,000 dwellings over the originally envisaged Plan period of 

2012-32. The latter figure resulting in a need to deliver 800 dwellings per annum 

(dpa) if the OAN were to be fully met. 

Differences between the sets of Household Projections 

9. It is evident that there have been significant differences between the recent sets of 

Household Projections in terms of the numbers of anticipated households in Welwyn 

Hatfield, which we highlight immediately below.  

2018-based household projections  
 
= 47,668 total no. of households (2018) 
 
= 50,756 total no. of households (2028) 
 
Total Change in no. of households = 3,088 (6.5%) 
 
 
2016-based household projections 
 
= 53,000 total no. of households (2028) 
 
 
2014-based household projections 
 
= 55,000 total no. of households (2028) 

 
10. We note that the Executive Summary to the Turley Report states that the 2018-based 

projections suggest, as an ostensible ‘starting point’, housing need for Welwyn 

Hatfield of 408 dpa, which is significantly lower than the need for 601 dpa suggested 
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by the 2016-based projections, and lower still than the ‘starting point’ of 670 dpa set 

by the 2014-based projections1. 

 

11. We think that it is very important to recognise that the authors of the report 

emphasise the fact that the 2018-based projections are somewhat suspect, at least  

from an orthodox demographic and statistical point of view:    

 
“Such a basic comparison should, however, be mindful of the unusual 

and exceptional decision made by the Office for National Statistics for 

this principal 2018-based projection to draw upon domestic migration 

trends over only two years rather than the traditional five. These two 

years – while admittedly benefiting from an improved method of 

estimating internal migration – saw an average net outflow of people 

from Welwyn Hatfield, in direct contrast with longer-term trends that 

have largely been verified. This approach produces a lower projection of 

population growth than has previously featured in the evidence base for 

Welwyn Hatfield, or than has typically occurred in all but four of the last 

18 years. It cannot – on the basis of information currently available – be 

stated with confidence that short-term migration trends, themselves 

affected by a complex range of external factors, will continue and slow 

population growth in Welwyn Hatfield to this extent over the long-term 

horizon of a plan period. This report therefore treats the principal 2018-

based projection with caution, in the knowledge that the relevant 

guidance simply did not foresee such an influential change in the 

methodology used to set a ‘starting point”2. 

 

12. We note that the report recognises that the lower growth projected under the 

principal 2018 based SNPP can be seen primarily to be the result of an assumption 

of a much smaller net inflow of people to Welwyn Hatfield3. We consider that little 

weight can be attached to this particular assumption, particularly given Turley’s 

reference above to the principal 2018-based SNPP suggesting a markedly lower rate 

of growth, which has been exceeded in all but four of the past 18 years4. 

 

 
1 Paragraph 3, Executive Summary EX203A 
2 Paragraph 4, Executive Summary, EX203A – Turley OAN Report 
3 Paragraph 4.3, EX203A – Turley OAN Report 
4 Paragraph 4.10, EX203A – Turley OAN Report 
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13. Indeed, the Turley Report itself highlights that the above assumption exclusively 

focuses on two years (2016-18) in which there was an average net outflow of circa 

314 people annually from Welwyn Hatfield to other parts of the UK. It also points out 

that such a large outflow had not occurred in any of the previous 15 years. The 

Turley Report refers to its alternative 2018-based SNPP, which draws upon five years 

(2013-18) that saw an average net inflow of 267 people each year, which it suggests 

shows a much closer alignment with the long-term trend – an average net inflow of 

circa 373 people per annum since 2001 – while remaining considerably below 

occasional peaks5.  

 
14. We would point out that an assumed inflow of 267 people per annum under the 

alternative 2018 based SNPP approach promoted by Turley would still be almost 

30% lower than the average net inflow of 373 people per annum recorded since 

2001.  

 
15. It is considered noteworthy that the Turley Report highlights the fact that ONS has 

explicitly warned of the ‘chance that using only two years of data will create unusual 

averages for local authorities experiencing abnormal migration patterns over this 

short period’. Turley then go on to suggest a need for some caution in interpreting the 

principal projection, not least given its exclusive focus on just two years in which the 

supply of housing may well have also influenced any migration trend6. Indeed, the 

Turley Report makes some particularly damning observations regarding the 2018 

based projections. 

 
“…it cannot be ignored that this projection draws upon an exceptionally 

short trend period of only two years, when there was an average net 

outflow of people from Welwyn Hatfield in direct contrast with recent 

history. It is not considered possible to arrive at a judgement as to 

whether this explicitly short-term trend will be representative of a 

longer-term reality. As the relevant PPG was not intended to address the 

consequences of such a methodological change, it is therefore 

considered that it is not a reasonable starting point for assessing 

housing need…”7. 

 

 
5 Paragraph 4.6, EX203A – Turley OAN Report 
6 Paragraphs 4.7 - 4.8, EX203A – Turley OAN Report 
7 Paragraphs 4.16, EX203A – Turley OAN Report 
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16. It is considered important to point out that under the 2012 NPPF, when determining 

Objectively Assessed Need (OAN), many consultants and local authorities have 

argued at Local Plan Examinations that a 5-year trend was not representative 

enough, and the use of 10 or even 15-year trends should be preferred in order to 

ensure fluctuations in migration did not over or under estimate population and 

household growth. Against this background, projections based upon only a two year 

trend are plainly a very weak contributor to the evidence base. 

 

17. We believe that it is essential to recognise that the 2018 based projections share the 

same deficiencies that were contained in the 2016-based projections that the 

Government considered not to be fit for purpose. The new ONS approach on 

Household Formation Rates was questioned by Government in their consultation 

paper which ultimately recommended use of the 2014-based MHCLG Household 

Projections. For that reason, the Planning Practice Guidance (PPG) continues to 

advocate that local authorities use the 2014-based Household Projections as the 

basis for establishing their housing requirement figure. 

 
18. The Estate notes the recent important High Court decision in respect of Keep Bourne 

End Green vs Buckinghamshire Council [2020] EWHC 1984 (Admin) which 

confirmed that the Government’s stated reservations about the 2016-based dataset 

‘were not limited to the use of the projections in the standard method’8. 

 
19. It is also worth noting the recent High Court Judgment in relation to the  challenge 

made against the Wycombe Local Plan (see Appendix 1), which considered the 

weight that should be given to the 2016-based housing projections. Paragraph 121 of 

that Judgment is highlighted below:  

“121.To summarise, the Wycombe Inspector was plainly entitled to rely 

upon the MHCLG material to support her view that there were 

doubts about the reliability of the ONS projections for plan-making, 

particularly in the context that (1) they only provide a starting point 

for assessing housing need and (2) a key objective of national 

policy is that housing supply should be “boosted”. But it should 

be emphasised that this is not a situation where all Inspectors 

examining transitional plans would be legally obliged to come to 

the same judgment as the Wycombe Inspector”. 

 
8 Paragraph 1.7, EX203A - Turley OAN Report 
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20. It is our strongly held view that the Borough Council should not be amending its OAN 

given the known limitations of the 2018-based household projections and the fact that 

projections should only be used as a starting point for determining the overall 

housing requirement figure. 

 

21. Household Formation Rates (the rate at which different age groups in the projections 

are likely to form their own independent household) are another major cause of 

concern. Like the previous 2016-based household projections, ONS have used a 

much shorter trend period (from 2001 onwards) than the previous MHCLG household 

projections (1971 onwards) to inform their projected Household Formation Rates.  

 
22. The new ONS approach was questioned by Government prior to advocating use of 

the 2014-based MHCLG household projections ahead of the 2016 series for the 

Standard Method included in the 2019 NPPF. We consider that the ONS approach 

lacks logic, given that it is well recognised that household formation has been 

steadily declining in younger age groups since 2001 as a result of rapidly worsening 

affordability across the country. 

 
23. It is noteworthy that Turley warn that the evidence base developed for Welwyn 

Hatfield has repeatedly highlighted that the 2014-based headship rates are affected 

by the constraints that have historically faced younger households looking to form9. 

 
24. The Turley Report recognises that the 2018-based household projections are 

produced by applying age-specific assumptions on the rate at which individuals 

represent private households (‘headship rates’). It goes on to specify that these rates 

naturally influence the level of household growth projected over a Plan period, and 

that these proved extremely problematic in the 2016-based projections following the 

implementation of a new methodology by the ONS. It acknowledges that the 

Government itself expressed concerns about the reliability of these assumptions, and 

the ONS similarly emphasised a need for caution before presuming that its 

assumptions will necessarily materialise10.  

 
25. Turley are quite right to point out that ONS has made ‘no significant methodological 

changes’ in producing the 2018-based household projections, resulting in headship 

rates for Welwyn Hatfield that are nearly identical to the 2016-based iteration and 

 
9 Paragraph 5.8, EX203A – Turley OAN Report 
10 Paragraphs 5.1 – 5.2, EX203A – Turley OAN Report 
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that this consistency of approach means that the previously identified concerns 

remain valid and highly relevant11.  

 
26. We believe that the 2018-based projections contain an in-built failure due to their 

treatment of concealed households. If sufficient homes have not been built to meet 

needs, as is the case with Welwyn Hatfield, further sets of projections will inevitably 

indicate lower levels of growth given that new households are unable to be formed.  

 
27. In response to the publication of the 2018 based Household Projections, Turley 

identified that the new Projections would result in around 160,440 households 

forming annually in England over the next decade, lower than the 165,250 dwelling 

figure identified in this 2016-based Household Projections and substantially lower 

than the annual 214,130 dwelling figure identified in the 2014-based Household 

Projections (and significantly below the Government’s stated housing target of 

300,000 dpa)12. 

 
Housing Delivery Test 

  

28. Furthermore, it is important to note that the Borough’s recent housing delivery record 

has been weak. The latest housing delivery test figures which were published on 13 

February 2020, show that the housing delivery test 2019 measurement for Welwyn 

Hatfield as being only 71% given that only 1,448 dwellings were delivered against a 

housing requirement figure of 2,034 dwellings. The consequence of this is therefore 

that a 20% buffer needs to be applied.  

 
Has there been a ‘meaningful change in the housing situation’ in Welwyn 
Hatfield?  
 

29. We believe that the lack of credibility and weight that can be attributed to the 2018-

based household projections means that it would be wrong to use these as a basis 

for advocating that there has been a meaningful change in the housing situation in 

Welwyn Hatfield, or that as a result any change is required to the Local Plan’s overall 

housing requirement. 

 
11 Paragraph 5.3, EX203A – Turley OAN Report 
12 ‘No easy fix: new household projections bring home the urgent need for a fundamental rethink of 

the standard method’, Turley website article dated 30 June 2020 
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30. The NPPF requires13 that Local Plans are based on adequate, up-to-date and 

relevant evidence about the economic, social and environmental characteristics and 

prospects of the area. Whilst the 2018-based household projections can be 

considered up to date, we strongly question their adequacy and the amount of 

reliance that can reasonably be placed upon them given their well-publicised 

limitations.  

31. The same paragraph of the NPPF also requires that full account is taken of relevant 

market and economic signals. We consider that the potential reduction in Welwyn 

Hatfield’s OAN to as low as 715 dpa from 800 dpa would fail to take account of 

these, particularly with regard to affordability ratios and the pressing need for 

affordable housing provision.  

32. The NPPF goes on14 to emphasise that Local Planning Authorities should have a 

clear understanding of housing needs in their area and that their Strategic Housing 

Market Assessment should identify the scale and mix of housing and the range of 

tenures that the local population is likely to need over the plan period which meets 

household and population projections, taking account of migration and demographic 

change, and addressing the need for all types of housing, including affordable 

housing and the needs of different groups in the community. It also requires that it 

caters for housing demand and the scale of housing supply necessary to meet this 

demand. 

33. The Estate welcomes the fact that the report quite rightly acknowledges that official 

projections are only intended to represent a ‘starting point’15. It then goes on to make 

the important point that whilst the PPG states that the ‘latest available’ household 

projections should form the starting point, the Government’s explicit retention of the 

2014-based dataset makes the appropriateness of a literal translation less clear16. 

We strongly echo these comments. We consider that they strongly demonstrate that 

the 2018-based projection figures need to be treated with great caution.  

34. We consider it important that Turley openly state that it could be justified in principle 

for Welwyn Hatfield to retain the previously evidenced OAN of 800 dpa based on the 

technical evidence in its report. The reason for this being that there has been little 

change in the annual rate of population growth suggested by the most comparable 

 
13 Paragraph 158, NPPF 2012 
14 Paragraph 159, NPPF 2012 
15 Paragraph 3.8, EX203A – Turley OAN Report 
16 Paragraph 3.9, EX203A – Turley OAN Report 



    9 

Welwyn Hatfield Local Plan – Consultation on New Evidence Documents   

Representations on behalf of Gascoyne Cecil Estates  

 

jb planning associates response to new evidence  10/20 

 

variant of the official 2018-based projections, relative to earlier iterations that were 

found to be reasonable for the borough17. 

35. Turley identify Welwyn Hatfield’s OAN as being within a range of between 715 – 800 

dpa over the period 2013 to 203218. Therefore, over this 19-year period, Welwyn 

Hatfield’s total housing requirement would range between 13,585 – 15,200 dwellings. 

36. We do not believe that a housing requirement for Welwyn Hatfield of below 800 dpa 

would be sound, as the Plan would not then be positively prepared, justified, effective 

or consistent with national policy19.It would fail to meet Welwyn Hatfield’s actual 

housing needs or significantly boost housing delivery. Furthermore, it is very evident 

from reading the Turley OAN Report that it contains numerous caveats regarding the 

reliability and weight that can be accorded to the content of the 2018-based 

projections. 

Market Signals Uplift 

37. Turley state that retaining an OAN of 800 dpa would allow for a more pronounced 

market signals uplift of around 23%, which is larger than the 10% adjustment applied 

to the 2017 SHMA and EX103A20. 

38. We would point out uplifts of 20% or more have been endorsed by Local Plan 

Examination Inspectors at Canterbury, Guildford, Mid Sussex, Reading, Runnymede 

and Waverley. Indeed, the Guildford increase amounted to a 79% uplift over the 

demographic starting point of 313 dpa and is a significant increase above historic 

housing delivery rates; it can be expected to improve affordability and will boost the 

supply of housing in accordance with Government policy.  

39. The new ONS method projects far fewer household formations than when the 

previous CLG method is applied to the same population and therefore a larger uplift 

in response to market signals would be necessary. 

40. Consequently, we believe that an uplift of 23% is both warranted and entirely justified 

given the inadequacies and flaws contained within the 2018-based projection figures 

for Welwyn Hatfield, especially in the context that the aforementioned projections 

 
17 Paragraph 6.2, EX203A – Turley OAN Report 
18 Paragraph 6.8, EX203A – Turley OAN Report 
19 Paragraph 182, NPPF 2012 
20 Paragraph 6.4, EX203A – Turley OAN Report 
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have fallen most in the least affordable regions (London, South East and East of 

England). 

Revised Plan Period  

41. We note the Inspector’s request in EX204 for the identification of a precise annual 

OAN figure that can be used as a basis for the policies that address housing 

provision during the plan period. The Inspector has then gone on to request that the 

Council’s consultants prepare a forecast of required dwellings per annum for a plan 

period from 2012 to 2036. 

42. For the reasons we have outlined above, we consider that there is very strong 

justification for retaining an annual housing requirement of 800 dpa. Over the course 

of a 24-year Plan period this would result in a total housing requirement of 19,200 

dwellings, whereas, a lower annual housing requirement of 715 dpa would still result 

in a total housing requirement of 17,160 dwellings over the same period. 

Conclusions 

43. Our biggest criticism of the 2018-based projections is that they are based upon only 

a two-year trend period in terms of net migration, and that this is not a robust basis 

for predicting housing need.  

 

44. We consider that, due to the well-recognised inadequacies of the 2018-based 

projections, they cannot be relied upon to constitute a ‘meaningful change’ in the 

housing situation in Welwyn Hatfield’. Consequently, an OAN of 800 dpa should be 

maintained, with sufficient land allocated in the emerging Plan to address the 

Borough’s housing needs over the whole Plan period and at realistic densities to 

reflect and protect the Borough’s character.    

45. Consequently, we consider that the shortcomings of the 2018-based projections 

mean that it would be wrong to now seek to amend Welwyn Hatfield’s OAN based 

upon their content. In particular, the fact that the Office for National Statistics (ONS) 

took the unusual and exceptional decision for the principal 2018-based projection to 

draw upon domestic migration trends over two years, rather than the traditional five 

or more.  This means that it is very difficult to judge whether the identified short-term 

trend will be replicated over the far longer term. 

 



    11 

Welwyn Hatfield Local Plan – Consultation on New Evidence Documents   

Representations on behalf of Gascoyne Cecil Estates  

 

jb planning associates response to new evidence  10/20 

 

46. We strongly believe that in terms of meeting Household and Population Projections, 

the 2014-based projection figures remain the most appropriate figures for 

determining the OAN. We consider that the 2018-based projections fail adequately to 

reflect housing demand or the scale of housing supply necessary to meet this 

demand in Welwyn Hatfield. Consequently, they do not, in themselves, constitute a 

‘meaningful change in the housing situation’ in Welwyn Hatfield. 

47. We believe that it would be totally inappropriate to reduce Welwyn Hatfield’s housing 

requirement figure now, to then to have to undertake an early Local Plan Review 

which would then need to significantly raise it again in order to comply with the 

Government’s commitment to significantly boosting housing supply, as set out in the 

NPPF21 and ‘Planning For The Future.’ Furthermore, such an approach seriously 

risks further under-delivery of housing occurring in Welwyn Hatfield. 

 

PC/1282 
30 October 2020  
 

 
 
 
 

 
21 Paragraph 47, NPPF 2012 and Paragraph 59, NPPF 2019 
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