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Summary: 

• Welwyn and Hatfield’s Objectively Assessed Need (OAN) is 800 dwellings per annum for 
the plan period 2013-2032  (a total of 16,000 new dwellings over 20 years) 
 

• The OAN is based on the 2017 Strategic Housing Market Assessment (SHMA) produced 
by Turley.1 The main elements are summarised in annex table 1. 
 

• This paper highlights key evidence since the time of the 2017 SHMA and suggests the 
need for Welwyn and Hatfield to reduce its dwellings requirement. The key points are: 
 
o Lower household growth as a result of lower population growth in combination with 

reduced household formation rates (evidence from the 2018-based Household 
Projections published by the Office for National Statistics on 29th June 2020).  
 

o Improved housing affordability in both absolute terms and relative to regional and 
national averages (evidence from affordability metrics last updated and published by 
the Office for National Statistics on 19th March 2020).  
 

o A much weaker economic outlook due to the impact of Covid-19, which will almost 
certainly reduce household growth and housing market pressures over the next few 
years (the Bank of England, for example, has forecast that the coronavirus crisis will 
push the UK economy into its deepest recession in 300 years2). 

 
• The Planning Policy Guidance on Housing and Economic Needs Assessments as it applies 

to this plan review provides that local needs assessments should be informed by the 
"latest available information" and "meaningful change in the housing situation should be 
considered in this context". The current PPG also provides that for policy-making 
purposes, local authorities should calculate their local housing need figure at the start of 
the plan-making process but that "this number should be kept under review and revised 
where appropriate". 

  

 
1 https://www.welhat.gov.uk/media/12279/Welwyn-Hatfield-Borough-Council-Strategic-Housing-Market-
Assessment-Update-2017/pdf/WHBC_SHMA_Update_May_2017.pdf?m=636319902521570000 
2 https://www.ft.com/content/734e604b-93d9-43a6-a6ec-19e8b22dad3c 

https://www.welhat.gov.uk/media/12279/Welwyn-Hatfield-Borough-Council-Strategic-Housing-Market-Assessment-Update-2017/pdf/WHBC_SHMA_Update_May_2017.pdf?m=636319902521570000
https://www.welhat.gov.uk/media/12279/Welwyn-Hatfield-Borough-Council-Strategic-Housing-Market-Assessment-Update-2017/pdf/WHBC_SHMA_Update_May_2017.pdf?m=636319902521570000
https://www.ft.com/content/734e604b-93d9-43a6-a6ec-19e8b22dad3c
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Household projections 
 

• The starting point for Welwyn and Hatfield’s OAN is the 2014-based HH Projections. The 
OAN does not, therefore, reflect more recent evidence from the 2016- and 2018-based 
HH Projections. 
 

• The table below compares the 2014-based HH Projections with the previous (2012) and 
two subsequent (2016 and 2018) projections. 

 
Table 1. Household projections 

  2013 2032 Change Average pa* 
Difference 
from 2014 

2012-based        44,598         55,180         10,582              557  -14% 
2014-based        45,019         57,360         12,341              650  0% 
2016-based        44,489         55,571         11,082              583  -10% 
2018-based        44,489         52,010           7,521              396  -39% 

 
*change from 2013 to 2032 divided by 19 years 

Source: MCHLG3 and ONS4 

 

• In response to the 2016-based HH Projections Welwyn and Hatfield Council 
commissioned Turley to produce a technical note evaluating the implications for its 
OAN.5 This note concluded: 

 
o that the 2016-based projections are driven primarily by lower household 

formation rates as a result of methodological changes; 
o that the impact of these methodological changes is not fully understood and of 

concern to both the Office of National Statistics and MCHLG; 
o that population growth is largely unchanged between the 2014- and 2016-based 

projections; 
o applying the 2016-based population projections to the 2014 household 

formation rates has little impact on the housing requirement established in 2017; 
and therefore; 

 
3 https://www.gov.uk/government/collections/household-projections#2014-based-projections 
4 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/dat
asets/householdprojectionsforengland 
5 https://www.welhat.gov.uk/media/15127/EX103A-Appendix-A-The-implications-of-the-2016-based-SNPP-
and-SNHP-on-the-Welwyn-Hatfield-OAN/pdf/EX103A_Appendix_A_The_implications_of_the_2016-
based_SNPP_and_SNHP_on_the_Welwyn_Hatfield_OAN.pdf?m=636983601509200000 

https://www.gov.uk/government/collections/household-projections#2014-based-projections
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.welhat.gov.uk/media/15127/EX103A-Appendix-A-The-implications-of-the-2016-based-SNPP-and-SNHP-on-the-Welwyn-Hatfield-OAN/pdf/EX103A_Appendix_A_The_implications_of_the_2016-based_SNPP_and_SNHP_on_the_Welwyn_Hatfield_OAN.pdf?m=636983601509200000
https://www.welhat.gov.uk/media/15127/EX103A-Appendix-A-The-implications-of-the-2016-based-SNPP-and-SNHP-on-the-Welwyn-Hatfield-OAN/pdf/EX103A_Appendix_A_The_implications_of_the_2016-based_SNPP_and_SNHP_on_the_Welwyn_Hatfield_OAN.pdf?m=636983601509200000
https://www.welhat.gov.uk/media/15127/EX103A-Appendix-A-The-implications-of-the-2016-based-SNPP-and-SNHP-on-the-Welwyn-Hatfield-OAN/pdf/EX103A_Appendix_A_The_implications_of_the_2016-based_SNPP_and_SNHP_on_the_Welwyn_Hatfield_OAN.pdf?m=636983601509200000
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o “the OAN for Welwyn Hatfield can reasonably integrate the latest official 
population projections, were there to remain concerns around the accuracy of 
the population estimates that formed the basis of the 2014-based SNPP.” 
 

• The table below summarises the key determinants of household growth – household 
formation rates and population growth – for the three most recent HH Projections. As 
per the Turley technical note, the difference in household population between the 2016- 
and 2014-based projections is modest (+2%).  
 

• However, the 2018-based projections indicate much lower population growth. The 
difference in household population between the 2018- and 2014-based projections is 
substantial (-32%).  
 

Table 2. Comparison of Household Projections – 2014, 2016 and 2018  
 

2013 2032 Change Difference 
from 2014 

2014-based     
Household population  110,271   136,720   26,449                   -    
Households  45,019   57,360   12,341                   -    
Household representative rate  0.41   0.42   0.47                   -    
2016-based 

    

Household population        109,627         136,599           26,972  2% 
Households          44,489           55,571           11,082  -10% 
Household representative rate              0.41               0.41               0.41  -12% 
2018-based 

    

Household population        109,626         127,611           17,985  -32% 
Households          44,489           52,010             7,521  -39% 
Household representative rate              0.41               0.41               0.42  -10% 

 
Source: MCHLG6 and ONS7  | Note the household representative rates are averages, calculated by 
dividing the number of households by the household population. 

 

• The 2018-based Household Projections suggest a significantly reduced housing 
requirement. Even if we were to accept the earlier (2014-based) household formation 
rates (average 0.47 compared to 0.42 in 2031) the housing requirement based on 
population change alone is significantly reduced.  
 

 
6 https://www.gov.uk/government/collections/household-projections#2014-based-projections 
7 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/dat
asets/householdprojectionsforengland 

https://www.gov.uk/government/collections/household-projections#2014-based-projections
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/householdprojectionsforengland
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Market signals   
 

• The current OAN includes an adjustment of +10 per cent to its demographic baseline to 
reflect “market signals” (see annex table 1).  
 

• The Government’s preferred market signal (as used in its ‘standard methodology’) is the 
ratio of median house price to work-based earnings.  On this measure it is true that 
affordability had deteriorated at the time of the 2017 SHMA. 

 
• However, affordability has since improved both in absolute terms and relative to 

national and regional averages (indicated by a fall in the affordability ratio). 
 

Table 3. Median house price to median work-based earnings 

Year Welwyn and 
Hatfield 

East region England 

2010 7.9 7.5 6.9 
2011 9.2 7.3 6.8 
2012 8.1 7.3 6.8 
2013 8.7 7.4 6.8 
2014 8.8 7.8 7.1 
2015 9.7 8.4 7.5 
2016 11.1 9.0 7.7 
2017 11.2 9.7 7.9 
2018 11.0 9.8 8.0 
2019 10.5 9.5 7.8 

 
Source: ONS8 

 

• The ratio of median house price to median workplace-based earnings was 11.2 in 2017, 
but 10.5 in 2019. Affordability on this measure also improved in the East region and 
England, but to a lesser extent. 
 

• Housing affordability has improved since 2017 due to slower house price growth relative 
to earnings growth. Welwyn and Hatfield’s median house price increased by just 1 per 
cent from 2017 to 2019; whilst median workplace-based earnings increased by 8 per 
cent over the same period. 
 

 
8 
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplaceba
sedearningslowerquartileandmedian 

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearningslowerquartileandmedian
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• The impact of the pandemic could lead to lower house prices and further improvement 
in the house price to earnings ratio. 
 

• The change in affordability adds weight to the changed population projections – 
supporting a reduced housing requirement. 
 
 

Economic conditions and outlook 
 

• Since the time of the 2017 SHMA real GDP growth slowed and has taken a further hit as 
a result of the Coronavirus crisis. The chart below compares 2017 and 2020 forecasts 
from the Office of Budget Responsibility (OBR). 
 
Chart 1. Real GDP Growth 

 

Source: OBR9 

 
• Weaker economic growth will almost certainly reduce household growth and housing 

market activity for the next few years (associated with weaker household finances, 
unemployment and job uncertainty, as well as credit constraints). 

o The OBR has already reduced its forecasts house price growth and level of 
transactions.  

 
9 https://obr.uk/efo/economic-and-fiscal-outlook-march-2020/ 
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o The Bank of England Credit Conditions Survey published after the March OBR 
forecasts referred to above, indicate reduced levels of supply of, and demand 
for, secured credit in the three months to end-May 2020.10 
 

  

 
10 https://www.bankofengland.co.uk/credit-conditions-survey/2020/2020-q2 

https://www.bankofengland.co.uk/credit-conditions-survey/2020/2020-q2
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Annex 
 

Table A1. Components of Welwyn and Hatfield OAN (as per the 2017 SHMA produced by 
Turley)  

 
Dwellings per 

annum 
2013-2032 

Adjustment 

2014-based Household Projections 
“starting point” 

650 
 

Plus allowance for turnover (3 per cent 
vacancy rate) 

670 +20 

Plus adjusted demographic projection  721 +51 
Plus market signals adjustment (10 per 
cent) 

793 +72 

Plus rounding 800 +3 
 

Source: Welwyn and Hatfield 2017 SHMA11 

 

 
11 https://www.welhat.gov.uk/media/12279/Welwyn-Hatfield-Borough-Council-Strategic-Housing-Market-
Assessment-Update-2017/pdf/WHBC_SHMA_Update_May_2017.pdf?m=636319902521570000 

https://www.welhat.gov.uk/media/12279/Welwyn-Hatfield-Borough-Council-Strategic-Housing-Market-Assessment-Update-2017/pdf/WHBC_SHMA_Update_May_2017.pdf?m=636319902521570000
https://www.welhat.gov.uk/media/12279/Welwyn-Hatfield-Borough-Council-Strategic-Housing-Market-Assessment-Update-2017/pdf/WHBC_SHMA_Update_May_2017.pdf?m=636319902521570000
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