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INTRODUCTION
1.1

This report is a response to the Inspector’s invitation for additional comments as set out in
EX217 regarding the submission of a further revised full objective assessment of housing
need (FOAN) by the Council on 18 November 2020. As set out in EX217 and the Inspector’s
response to the Council in EX216 the invitation for comments on the Council’s further revised
FOAN forms part of preparation for the relevant Stage 9 Hearing. This report should be read
alongside our previous submissions of October 2020 regarding EX203-EX203B, to be
considered together at the Stage 9 Hearing as indicated by the Inspector.

1.2

The additional work covered by these comments is limited to reviewing the Council’s letter
on the further revised FOAN dated 18 November 2020 (EX215) and accompanying Papers
E and F presented to the CPPP (EX218) together with commenting on reservations set out
by the Inspector’s reply in EX216.

1.3

Given the contents of the Council’s 18 November letter and the conclusions of the further
assessment this report also revisits the implication of the Inspector’s request in EX204
regarding the potential impact of recent under-delivery and how this is reflected in the revised
forecasts for a longer plan period 2011 to 2036. This report also takes into account the
conclusions in the Inspector’s Interim Report (EX212B) that the revised plan period should
cover the years 2016 to 2036.

1.4

For the avoidance of doubt, in setting out comments on the additional evidence the
conclusions of this report reinforce the position as set out in our October 2020 submissions
(see paragraph 7.10) that the examination should continue with a housing requirement of
800 dpa minimum (and gross 16,000 2016/36) for the period to 2036.The proposed figure of
800dpa has twice been previously submitted to the examination by WHBC as forming a
sound basis on which to proceed with the plan.

1.5

Specifically, these additional comments illustrate that the Council’s submission of a further
revised FOAN undermine the central proposition that publication of the most recent 2018based population and household projections represent a meaningful change for the purposes
of national policy and guidance relevant to assessing housing need (ID: 2a-016-20150227).

1.6

This report first considers the outcome of the government’s consultation on proposed
changes to the planning system in respect of the calculation of local housing need, and the
associated changes to planning practice guidance. This reinforces our submissions that for
much-delayed Local Plans under NPPF 2012 that continue to be prepared under the NPPF
2019 transitional arrangements the implications of the most recent population and household
projections cannot be accepted uncritically.

1.7

The background to the Inspector’s request in EX195 further reinforces why a clear position
on objectively assessed needs in Welwyn and Hatfield is urgently required to assist
completion of this Examination against the requirements of the NPPF 2012.

1.8

Specifically, the assessment of whether a change is meaningful for the purposes of the PPG
must be considered in the wider context of the government’s objectively to boost significantly
the supply of housing and achieve the goal of increasing housing completions to 300,000 per
annum.
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THE PURPOSE OF SETTING THE HOUSING REQUIREMENT
2.1

Given the longevity of the examination process and the numerous iterations of the housing
requirement it is perhaps appropriate to reflect the purpose of setting a requirement in the
plan.

2.2

The WHBC Local Plan is being examined under the transition arrangements as set out in
paragraph 214 of the 2019 NPPF. It has, however, been under examination for a substantial
period of time. The ministerial foreword of the 2012 NPPF states in terms of delivering growth
as part of sustainable development “the planning system is about helping to make this
happen” which is clearly not achieved in the context of Welwyn and Hatfield.

2.3

Furthermore, the low level of delivery in Welwyn and Hatfield in recent years means that the
authority has failed to meet sustainable development as expressed in paragraph 7 of the
2012 NPPF of meeting existing and future housing needs.

2.4

The Council’s Members have over the years that the plan has been at examination taken
every opportunity to try and both (i) reduce the level of development to be accommodated in
the plan and (ii) to delay the delivery of new homes in the borough. These have not been
actions in compliance with the pursuit of sustainable development that paragraph 9 of the
NPPF 2012 requires the widening the choice of high quality homes.

2.5

The approach that has emerged over the years of the examination is not the approach to
plan making required by NPPF 2012 paragraph 14 which states that LPA’s should positively
seek opportunities to meet the development needs of their area;

2.6

It also required that Local Plans should meet objectively assessed needs, with sufficient
flexibility to adapt to rapid change.

2.7

Having identified an OAN of 800 dpa to then argue for a lower figure based upon updated
data only is neither positive nor is it an approach that adds flexibility to the plan. Such an
approach is clearly contrary to paragraph 14 of the NPPF 2012.

2.8

NPPF 2012 requires:
•

2.9

2.10

Paragraph 14 refers to sufficient flexibility to respond to rapid change – this plan is
actually attempting to avoid the known change in the housing requirement rather than
attempting to plan for change.
•
Paragraph 17 requires plans to be up to date – this plan is now misusing the transition
arrangements to produce a plan that is in any ordinary sense of word out of date.
•
Paragraph 47 requires boosting significantly the supply of housing – this plan is seeking
not to boost the level of housing, as it could adopt the known standard method housing
figure which would be entirely compliant with the 2012 NPPF.
•
Paragraph 50 requires the widening of opportunities for home ownership and to plan
for a mix of housing based on current and future demographic trends, market trends
and the needs of different groups in the community (such as, but not limited to, families
with children, older people, people with disabilities, service families and people wishing
to build their own homes) – this plan seeks to provide a lower level of housing than that
which the government now considers is needed to meet these objectives.
Setting the housing requirement therefore goes considerably beyond the simple outputs of
the analysis of the most recent demographic trends – it requires the consideration of demand
and to be plan led and forward looking.
In this case it has been reaffirmed by government that the level of housing required in the
district to meet demand and address the aim of increasing home ownership is 875 dpa. Given
that any requirement set in this plan will not be subject to review before 2026 it is considered
5
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that planning for any level of provision less than 875 dpa is now grossly irresponsible of the
council and would render the plan unsound as judged against paragraph 14, 17, 40 and 50.
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SUMMARY OF THE COUNCIL’S FURTHER REVISED FOAN AND SCOPE OF
ADDITIONAL COMMENTS
3.1

The Council’s arguments in presenting the further revised FOAN in EX215 can essentially
be summarised as follows:
•

•

•

3.2

Separately to the specific revised assessment produced by the Council the further evidence
also carries three general arguments that the Council seeks to rely upon in arguing for its
lower assessment of OAN:
•

•

•

3.3

Adopting the 2018-based subnational population projections ‘10-year variant’ in place
of the alternative five-year trend recommended by Turley’s – average household
growth of 445 per annum compared to 466 in the Turley’s preferred scenario
Continuing to adopt the 2014-based household headship rates with return-to-trend in
household formation for younger adult households – average household growth of 570
per annum compared to 593 in the Turleys recommendation
Concluding that a 21% uplift for market signals is the maximum necessary based on
adopting the 10-year 2018-based subnational population projections together with the
2014-based household formation rates (including a return to trend) – OAN of 690dpa
vs 715dpa in the Turley’s recommendation.

A further update to Turley’s work has been produced which seeks to confirm that for
the period 2016 to 2036 an overall OAN of 715dpa (i.e., the lower end of the range)
was recommended). Turley’s have indicated that a 35% uplift that must be applied to
generate an OAN of 800dpa for the period 2016 to 2036 is nevertheless not
recommended.
Regarding under-delivery from 2013 to 2016 the Council is relying on the latest Turley’s
work to indicate that low levels of housebuilding did not impact upon rates of
demographic change; and
The Council identifies that its revised OAN of 690dpa would be closer to albeit higher
than the suggested revised standard method figure for WHDC of 667dpa (noting this
would use the principal 2018-based SNPP and a substantial uplift for affordability)

The scope of these additional comments on the evidence submitted by the Council as part
of its further revised FOAN is informed by the following key observations. These observations
are set out in more detail in the subsequent sections of this report:
•
•

•

•

That the figure of 667dpa from the revised standard method consultation proposals is
no longer a valid comparison
The Council’s proposed use of a 10-year trend undermines the Council’s central
argument that levels of delivery have not impacted upon projected growth in
households. The 10-year trend has been selected as it results in a lower growth trend,
but by implication captures longer-term impacts of worsening affordability.
By extension the 2014-based population and household projections that form the
starting point for the government’s standard method use inputs from the 2009-2014
period that the Council is seeking to apply as part of the 10-year trend. The PPG
specifies that the need for affordability adjustments in the context of the 2014-based
projections are predicated on longstanding constraints to demographic change and
household formation (PPG ID: 2a-006-20190220)
On this basis the Council’s assertion that constraints to housebuilding have not
impacted the characteristics of projected demographic change and household
7
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3.4

formation is negated. The Council’s position warrants closer analysis in terms of the
characteristics of household formation and projected demographic change between
the 2018-based and 2014-based projections.
•
Finally, a review of the most recent mid-2019 population estimates for Welwyn and
Hatfield illustrate that the two-year trend reflected in the principal 2018-SNPP cannot
simply be classified an anomalous. Population change between 2018 and 2019
indicates a further substantial increase in net out-migration.
In addition to the points above this submission will also consider the scale and impact of
under-delivery and it is considered that this should not be ignored to the extent set out by
the Council (i.e., equating need to completions for the period 2011 to 2016).

3.5

This is because the government recognises that the 2014-based population and household
projections, which form the starting point to the standard method, are themselves impacted
by constraints to demographic change and household formation and are therefore subject to
the affordability uplift of 40% in WHDC.

3.6

The appropriate basis for comparison is therefore actual delivery versus projected growth in
the previous 2014-based projections. This can be considered in the context of the future uplift
for affordability identified in the standard method.

3.7

Identifying and addressing the comments set out above demonstrates that a full objectively
assessed need for housing in Welwyn and Hatfield of 800dpa remains appropriate and
justified. More importantly, the points identified above are also in accord with current national
policy and guidance (as set out below) that result in calculation of local housing need of
875dpa using the standard method. On this basis proceeding with a FOAN of 16,000
dwellings (gross) for the period 2016 to 2036 would remain around 9% below need calculated
using the government’s measure to boost supply and meet needs in full.

8
01.24.21.H5057-1PS Comments on Further Revised FOAN vf

Response to EX217: Further Revised Welwyn Hatfield OAN (November 2020)
Inspector’s Invitation for Further Comments
On behalf of
Bayard Developments Ltd
Wattsdown Developments Ltd
Aurora Properties (UK) Limited

SUMMARY OF UPDATED POLICY AND GUIDANCE
4.1

This section provides a brief overview and contextual background to the updates to Planning
Practice Guidance following publication of the government’s 16 December 2020 response
on how local housing need is to be calculated using the standard method. This follows
consultation on proposed changes to the planning system in Summer 2020.

4.2

It is important to preface the current position with the fact that the government1 has
consistently reiterated its view that the household projections cannot be used to forecast
housing need in isolation, given that they in principle reflect the continuation of past trends.

4.3

This supports a rejection of arguments that a reduction in more recent projections should
result in fewer homes being built, particularly where the resulting assumptions are lowered
by the suppression in household formation primarily reflected by increased rates of
overcrowding or concealed households.

4.4

The government cites statements form the Office for National Statistics (ONS) to the same
effect that provide a ‘health-warning2’ against drawing conclusions of reductions in housing
need based solely on the most recent household projections.

4.5

Secretary of State for the MHCLG, Robert Jenrick, released a Ministerial Statement
alongside publication of the government’s 16 December 2020 response. This restates the
government’s objective to increase housebuilding to provide for 300,000 completions per
annum, ensuring that the starting point provided by the standard method provides certainty,
stability and clarity for plan-making. Importantly, the Ministerial Statement reflects the
government’s position to:

4.6

“leave the standard method as it was created in 2017 for the majority of the country. We
have seen that these levels are beginning to create ambitious plans in many parts of the
country, which we expect to drive housing delivery beyond its current near record levels. It
is also clear that the standard method does not act as a ceiling for the ambitions of
some local authorities, with some planning to exceed their local figures to meet the needs
of their residents, create jobs and drive economic growth in their areas.”
The Ministerial Statement goes on to describe the limited changes to the standard method
in relation to the ‘cities’ uplift as recognising the need to go further in some areas. Critically,
however, the nature of the changes implemented is fundamentally narrower in scope than
suggested by the Council’s response in EX215, anticipating a significant redistribution in
housing need. Calculation of the standard method for Welwyn and Hatfield is not affected
by the changes implemented.

4.7

It is the case, however, that in the circumstances of the District where no up-to-date Local
Plan is in place the government’s observations on the standard method resulting in the
delivery of ambitious plans has not been satisfied. The issue is potentially further
compounded by progressing the current Examination under the NPPF 2012 where the
standard method does not provide the starting point.

4.8

The content of the Ministerial Statement reflects the government’s specific response to the
revised standard method consultation proposals. This sets out the rationale for retaining the
current approach, specifically indicating that:

4.9

1
2

“will provide stability and certainty for plan-making and decision-making, so that local areas
can get on and plan based on a method and level of ambition that they are familiar with.”
The rationale outlines that the benefit of this consistency should ensuring that work to
progress new Local Plans can be completed as quickly as possible. Specifically, in relation

See paragraphs 6 and 13 of ‘Changes to the Planning System’ consultation document (MHCLG, 2020)
https://blog.ons.gov.uk/2018/10/19/what-our-household-projections-really-show/
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to retaining use of the 2014-based household projections (which include projected
demographic change from the 2014-based subnational population projections) the rationale
sets out:

4.10

“The government has carefully considered whether to use the 2018-based household
projections and has concluded that, due to the substantial change in the distribution of
housing need that would arise as a result, in the interests of stability for local planning
and for local communities, it will continue to expect only the use of the 2014-based
projections.”
It is relevant to note that the relevant section of the Planning Practice Guidance regarding
the use of the 2014-based projections within the standard method remains unchanged (ID:
2a-005-20190220).

4.11

In addition to providing the stability referred to above the PPG recognises the role of the
2014-based projections (with an appropriate uplift for affordability) in ensuring that “historic
under-delivery and declining affordability are reflected, and to be consistent with the
Government’s objective of significantly boosting the supply of homes. (SPRU emphasis)”

4.12

Separately, the government’s response also outlines the importance that that all areas plan
for the right, size, type and tenure of homes, and in particular to ensure that appropriate
numbers of family homes come forward. This reflects their role in maximizing the benefits of
increasing housing delivery, including the impact on addressing constraints to affordability
and requires housing distribution across all sectors and all locations.

4.13

This statement requires wider regard to understanding projected household growth, including
projected trends in the characteristics of household formation. Recent series of population
projections, including the 2014-based projections, indicate a significant proportion of growth
will be multi-adult households rather than couples with no dependent children. In-line with
the 2014-based projections this particularly affects the household characteristics amongst
younger age groups and thus offsets overall decline in household formation rates.

4.14

Notwithstanding the recent reduction in trends for projected population growth the associated
constraints upon household formation also contribute to estimates of need based on the
official projections. It is suggested by the ONS that this may reflect an increase in young
working adults sharing accommodation and multigenerational households. These factors
indicate barriers to home ownership and growth in the proportion of the population in private
rented tenure.

4.15

This is particularly relevant in areas of high affordability ratios. Planning for levels of future
housing provision that would maintain and ‘lock-in’ these trends is not a sound approach to
policy-making.

4.16

Finally, it is worth reflecting that the government’s latest position regarding the starting point
for the standard method is largely unchanged from its 2019 response following the
consultation on proposed technical changes to the National Planning Policy Framework in
relation to local housing need3. As part of this response the government cited the same
objectives of providing continuity between assessments of housing need over time together
with consistency and transparency for the purposes of plan-making.

4.17

The government’s response illustrates further grounds to reject use of the 2016-based (and
by extension) 2018-based projections. While the government’s 2019 response trails the
intention to consult on proposed changes to the standard method it is clear now that the
same objectives continue to apply and that the 2014-based projections therefore provide the

3

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Go
v_response.pdf
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relevant starting point.
4.18

For the avoidance of doubt this means that for Welwyn and Hatfield the approach to
calculating local housing need using the standard method, using the 2014-based projections
as a starting point, is essentially unchanged since details were first published for consultation
in September 2017 and introduced in July 2018.

4.19

Throughout this period of nearly 30 months Examination of the Local Plan has continued
under the requirements of the NPPF 2012. Calculation of the local housing need for Welwyn
and Hatfield (2020) equates to 875 dwellings per annum. Notwithstanding the
recommendation of the Inspector to proceed on the basis of a FOAN of 800dpa which this
report supports it is still the case that at no point has the Local Plan provided the basis to
address the government’s objectives to address housing need as set out through the
standard method.

11
01.24.21.H5057-1PS Comments on Further Revised FOAN vf

Response to EX217: Further Revised Welwyn Hatfield OAN (November 2020)
Inspector’s Invitation for Further Comments
On behalf of
Bayard Developments Ltd
Wattsdown Developments Ltd
Aurora Properties (UK) Limited

FURTHER REVISED FOAN – IMPLICATIONS OF RECENT ESTIMATES OF
POPULATION CHANGE AND PROJECTED POPULATION GROWTH
5.1

This section of the report addresses the Council’s suggestion that recent levels of
housebuilding have not impacted upon demographic trends and population growth.

5.2

The Council and Turleys (in Figure 3 of EX218) both rely solely upon the annual rate of
population growth for the period 2013 to 2018 to support this view, comparing the result of
1.6% with the regional and national average of 0.8%.

5.3

This analysis takes no account of the components of population change or longer-term
trends. There is also no relationship illustrated between the population change recorded by
the mid-year estimates and projected change by age-group going forward.

5.4

More importantly, the point of comparing the 2013-2018 period is fundamentally undermined
by the Council in its further revised FOAN (see EX215) opting to use a ten-year trend that
reflects lower rates of population growth. The preceding period 2008-2013 corresponds with
average annual completions of 206dpa (compared to a somewhat higher average of 440dpa
from 2013 to 2018). Recorded population growth was unsurprisingly lower in the preceding
period.

a)

Updated Mid-2019 Population Estimates

5.5

The analysis produced by Turleys in EX218 (November 2020) considers estimates of
demographic change for the period 2013 to 2018. In terms of understanding the most recent
trends between the relationship between housebuilding and population change it is relevant
to consider the most recent information. The mid-2019 population estimates were issued on
24 June 2020 and were therefore available for analysis by Turleys.

5.6

Estimated population change between mid-2018 and mid-2019 resulted in population growth
of only +297 persons. Dwelling completions for the same period reflect +462 net additions.
The mid-2019 estimates demonstrate a net gain of population change through natural
change of +375 persons but a net outflow of migration -84 persons.

5.7

The single years’ data from the mid-2019 estimate has a significant impact upon the
equivalent five-year trend (a reduction from +1.6% to +1.3%). The addition of the mid-2019
data also illustrates that in terms of recent estimates population change between 2015/16
and 2016/17 included as part of the five-year trend relied upon by the Council and Turleys
appear to be themselves anomalous in terms of longer-term trends. This is shown in Chart 1
below:
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Mid-Year Estimates of Population Change mid-2012 to mid-2019

Annual population change in Welwyn Hatfield
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Source: ONS Analysis of Mid-Year Population Estimates Toolkit

5.8

It is the case that the mid-2016 estimate corresponds to relatively greater single year figure
for completions (+507 units in 2015/16). However, the mid-2017 population estimate shows
a substantial drop in estimate population growth despite +671 completions being recorded.
The mid-2015 estimate actually reflects a relatively low rate of completions of +391 units in
2014/15. In terms of longer-term trends this three-year period for completions 523 units is
substantially above the 10-year average of 337 units for 2009-2019. There does not,
however, appear to be a clear link between rates of development and population growth in
this short period.

5.9

The data for mid-2015 and mid-2016 relied upon by the Council appear to have a
disproportionate impact on the five-year trend. Population change recorded between 2015
and 2016 shows an unusually high net gain through internal migration +1229 persons
(compared with an average of +29 net internal migrants 2011 to 2019). Trends in
international migration have been relatively more consistent (+1,078 persons compared to
+1,525 recorded in 2015/16).

5.10

Taking account of the mid-2019 estimates and components of population change it is notable
that the most recent years have corresponded with negative flows in internal migrations,
predominantly resulting from increased outflows. This may well be a result of people and
households being unable to remain in the district. This is shown in Chart 2 below:
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Internal Migration Flows mid-2012 to mid-2019

Welwyn Hatfield components of population change
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5.11

In terms of establishing the implications of estimated population change (and in-particular
net migration) for future projected population growth it is necessary to understand the agesex characteristics of the relevant population. This is important to inform future trends in
household formation and expected demographic trends e.g. growth in families with children.

5.12

A particular feature of the recorded components of mid-year population change in Welwyn
and Hatfield comprises details of in-migration focused very specifically upon very young
adults, most likely correlating with attendance in higher education. For the purposes of
comparison, Chart 3 and Chart 4 below compared cumulative in-migration from 2012 to 2019
in Welwyn and Hatfield and Hertfordshire:
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In-Migration by Age and Sex Mid-2012 to Mid-2019 (WHDC)

Source: ONS Analysis of Mid-Year Population Estimates Toolkit

In-Migration by Age and Sex Mid-2012 to Mid-2019 (Hertfordshire)

Source: ONS Analysis of Mid-Year Population Estimates Toolkit
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5.13

The reason for the extremely high estimated population gains between 2015 and 2016
specifically derives from low levels of recorded internal out-migration. In-migration has in-fact
remained relatively consistent since 2014. While only 8,464 net out-migrants were recorded
between 2015 and 2016 this has increased to an average of around 10,500 out-migrants
from 2016/17, 2017/18 and 2018/19. For unknown reasons international out-migration also
appeared much lower for a short period between 2015 and 2016 The difference is illustrated
in Charts 5 and 6 below – note the particularly low female out-migration recorded between
2015 and 2016. It is also notable that since 2016 out-migration from those aged 25+ has also
increased.
Internal Out -Migration (Males) Mid-2016 and Mid-2019 (WHDC)

Source: ONS Analysis of Mid-Year Population Estimates Toolkit
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Internal Out -Migration (Females) Mid-2016 and Mid-2019 (WHDC)

Source: ONS Analysis of Mid-Year Population Estimates Toolkit

5.14

Charts 7 and 8 below illustrate the age-sex comparison of net internal migration
characteristics between Welwyn and Hatfield and Hertfordshire based on these trends:
Net Internal Migration by Age and Sex Mid-2012 to Mid-2019 (WHDC)

Source: ONS Analysis of Mid-Year Population Estimates Toolkit
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Net Internal Migration by Age and Sex Mid-2012 to Mid-2019 (Herts)

Source: ONS Analysis of Mid-Year Population Estimates Toolkit

5.15

As net out-migration has become the dominant demographic feature in Welwyn and Hatfield
since 2016 the particular trends illustrated above are likely to reflect younger adults and
young families with children leaving the district, most likely following higher education. This
is likely to be a more significant factor with implications for future demographic trends (e.g.
fertility rates) and is likely to be more reflective of constraints to household formation. The
Council’s analysis does not reflect any of these trends and instead only relies on a shortterm observation of net population gain (again most likely reflecting numbers in higher
education).

b)

Comparison with the Official 2014-based Subnational Population Projections

5.16

The Council’s evidence to support the further revised FOAN seeks to utilise the 2018-based
subnational population projections 10-year trend scenario. As explained above this 10-year
trend scenario takes less account of the short-term period of net population gain recorded
between 2013 and 2018 (and specifically 2015 and 2016) as explored earlier in this report.

5.17

The 2018-based subnational population projections do take account of the particular agesex characteristics of the most recent demographic trends and population estimates. The 10year trend takes this into account together with the lower levels of population growth recorded
before 2014. The impact of these factors affecting the 2018-based projections must be
considered together in terms of their effect on future projected trends.

5.18

Notwithstanding estimates of demographic change recorded between 2013 and 2018, the
key implication is that the 2014-based subnational projections record a higher rate of
projected growth for the period 2018-2036 than the 2018-based ten-year trend scenario.
2018 has been used as the start of the projection as it forms the base-date for the 2018based projections. This is summarised in Table 1 below:
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Comparison of Projected Rates of Population Growth

2014-based
2018-based 10-yr

2018-2036
Population
Annual Rate
Change
of Change
18%
1%
13%
0.7%

Source: ONS; SPRU Analysis

More significantly, reflecting the observations regarding age-sex population characteristics
set out previously in this report the projected trends by age-group illustrate a substantially
lower rate of growth in children (aged 0-14) and younger adults (aged 25-49). This is shown
in Charts 9 and 10 below.
Comparison of 2014-based and 2018-based population growth (aged 014)

Projected Population Aged 0-14
24,500
24,000
23,500

Numer of Persons

5.19

23,000
22,500
22,000
21,500
21,000
20,500
20,000

0-14 - 2014-based

0-14 - 2018-based

Source: ONS; SPRU Analysis
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Comparison of 2014-based and 2018-based population growth (aged 2549)

Projected Population Aged 25-49
45,000

Number of Persons

44,000
43,000
42,000
41,000
40,000
39,000
38,000

25-49 - 2014-based

25-49 - 2018-based

Source: ONS; SPRU Analysis

5.20

These trends are likely to be a result of longer-term constraints to household formation and
the impact of increased out-migration by younger adults, as illustrated previously in this
report. The impact of adopting the 2018-based 10-year scenario as preferred in the Council’s
further revised FOAN will serve to ‘lock-in’ these impacts compared to the 2014-based
projections endorsed in the government’s standard method.

c)

Implications of the 2018-SNPP 10-year Trend Scenario for Household Formation and
Housing Need

5.21

The evidence for the Council’s further revised FOAN relies on application of the adjusted
2014-based headship rates. This to some extent avoids the issues identified by the
government and Office for National Statistics regarding the most recent household
projections. However, in adopting the 2018-SNPP 10-year demographic trend any recent
constraints regarding population change are ‘baked-in’ to the Council’s position.

5.22

To illustrate this, the Council’s evidence for the further revised FOAN is based on growth of
570 households per annum for the period 2016 to 2036. This includes an uplift from 445
households per annum for adjusted household formation. This compares to projected growth
in households of 631 households per annum as recorded in the official 2014-based
household projections forming the starting point for the standard method over the 2016 to
2036 period.

5.23

It should be noted that while the standard method does not use adjusted household formation
rates the figure for local housing need in Welwyn and Hatfield is subject to a 40%
affordability uplift (equating to an increase of around 250 dwellings per annum in the
calculation of local housing need not covered by the household projections).

5.24

This section of the report covers differences between the official 2014-based household
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projections and the 2018-based household projections (incorporating a ten-year migration
trend). This analysis also considers longer-term trends for the period 2011 to 2036.
5.25

Chart 11 below confirms the findings earlier in this report regarding age-sex characteristics
for population change by illustrating that the 2018-based ten year trend scenario projects
growth in households comprising families with children that is -34% lower (120 households
per annum vs 184 households per annum) than the equivalent 2014-based household
projections:
Comparison of Projected Growth of Families with Children

Net Change in Households per annum

Families with Children - Annual Rate of Projected Growth in
Households
200
150
100
50
0
2018-based 10-yr 2011-2036

2011-2036 2016-based

2011-2036 2014-based

Households with three or more dependent children
Households with two dependent children
Households with one dependent child

Source: ONS; MHCLG; SPRU Analysis

5.26

Chart 12 reflects that despite the lower overall projected household growth in the 2018-based
ten-year trend these indicate a higher annual rate of growth in other households comprising
two or more adults where the household reference person is aged under 75.

21
01.24.21.H5057-1PS Comments on Further Revised FOAN vf

Response to EX217: Further Revised Welwyn Hatfield OAN (November 2020)
Inspector’s Invitation for Further Comments
On behalf of
Bayard Developments Ltd
Wattsdown Developments Ltd
Aurora Properties (UK) Limited

Comparison of Projected Growth of Other Households by Age Group

Net Change in Households per annum

Annual Rate of Growth in Other Households by Age Group
300
250
200
150
100
50
0
Other households with two or
more adults 2018-based (10-yr)

Other households with two or
more adults 2016-based
under 75

Other households 2014-based

75+

Source: ONS; MHCLG; SPRU Analysis

5.27

Taking account of the longer-term trend since 2011 part of the difference in annual rates of
projected household growth is already accounted for in terms of recent constraints to
household formation. These impacts feed in to the projected rates of household formation in
the most recent 2018-based projections, which have been rejected by the government.

5.28

Chart 13 below looks forward and sets out that despite lower overall rates in projected
household growth the most recent 2018-based projections anticipate that the total number
of ‘other’ households will continue to increase at a faster rate than in the 2014-based
projections. This means that the total number of ‘other’ households will exceed the number
expected in the 2014-based projections from 2021 onwards.
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Comparison of Total Projected ‘Other’ Households

Projected Growth in Other Households Aged Under 75
Number of Households (total)

18000
17500
17000
16500
16000
15500
15000
2020

2021

2022

2023

2024

2025

2026

2027

2028

2029

2030

2031

Other households with two or more adults >75 (2018-based 10-yr)
Other households with two or more adults >75 (2016-based)
Other households with two or more adults >75 (2014-based)

Source: ONS; MHCLG; SPRU Analysis

5.29

This indicates a significant proportion of growth will be multi-adult households rather than
couples with no dependent children. In-line with the 2014-based projections this particularly
affects the household characteristics amongst younger age groups and thus offsets overall
decline in household formation rates.

5.30

Notwithstanding the recent reduction in trends for projected population growth the associated
constraints upon household formation also contribute to estimates of need based on the
official projections. It is suggested by the ONS that this may reflect an increase in young
working adults sharing accommodation and multigenerational households. These factors
indicate barriers to home ownership and growth in the proportion of the population in private
rented tenure. Planning for levels of future housing provision that would maintain and ‘lockin’ these trends is not a sound approach to policy-making.

5.31

The use of updated 2018 household projections should be accompanied by a review of what
these projections mean in terms of locking in past trends of household formation. This
includes giving serious weight to the scale of the uplift that the Government is proposing to
apply to these projections in order that there is consistency between using the 2018-based
household projections and the government target of 300,000 dwellings a year.

5.32

The affordability uplift applied for the purpose of local housing need using the standard
method seeks to address the constraints to household formation reflected in the 2014-based
projections.

5.33

Taking account of the trends in population change and household characteristics captured
in the Council’s further revised FOAN it is important to note that the use of the 2018-based
10-year demographic trend with an effective uplift of 55% (including adjustments to the 2014based household formation rates) amounts to a figure of only 690 dwellings per annum.

5.34

This only marginally exceeds the total of 645 households per annum calculated in the official
2014-based population and household projections for the longer-term period 2011-2036 (with
no adjustment for vacancy). This illustrates the impact of recent changes in demographic
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trends (and the associated effects on household formation) captured in the most recent data
together with long-term constraints on rates of development affecting the 10-year trend relied
on by the Council. On this measure it is clear that the Council’s further revised FOAN would
fail to achieve the significant boost to supply sought by national policy and guidance, as
emphasised by the comparison with the calculation of local housing need (875 dwellings
per annum).
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THE IMPACT OF UNDER-DELIVERY
6.1

This Report has illustrated the significant difference between the 2018-based demographic
projections relied upon in the Council’s further revised FOAN and the 2014-based projections
forming the starting point for the standard method. The Council has sought to compound this
difference by using a 10-year trend scenario. This captures the impact of even lower rates of
development between 2008 and 2013 (average 206 completions per annum) while the
overall population growth captured by the projections is reduced by the most recent age-sex
characteristics of population change (including increased out-migration and trends towards
an ageing population).

6.2

This Report has also illustrated that annual rates of demographic change for the period 2013
to 2018 cannot be accepted uncritically and are not an adequate measure to adjudge that
undersupply has not significantly influence the population projections that are relied upon for
the Council’s assessment of housing need.

6.3

Figure 4 of the further Technical Note produced by Turleys (EX218) seeks to show the
variance between the difference using the ‘alternative’ (five-year) trend in the 2018-based
household projections when 2014-based household formation rates are applied in place of
the 2018-based formation rates. Turleys indicate this itself results in a difference of 44
households per annum (total 2016-36 of 481 vs 525 dwellings per annum).

6.4

The fact that this comparison is at least 26% below the 2016-2036 projected rate of growth
in the 2014-based projections (665dpa including 3% vacancy) shows the impact upon
inputs to the demographic projection used to inform future trends in household formation.
Turleys EX203A Table 5.2 shows a similar comparison and impact for the period 2013 to
2032.

6.5

The equivalent comparison of the 2018-based and 2014-based unadjusted headship rates
has not been published in the case of the Council’s further revised FOAN using 10-year
trends, but the difference would be greater than the impact acknowledged by Turleys in their
Figure 4.

6.6

This impact within the demographic element of the projection means that it is relevant to have
greater regard to the impact of undersupply. For the purposes of the Inspector’s queries this
has been assessed on the basis of delivery since 2011 (i.e., a longer-term plan period of
2011 to 2036). Using the measure of housing delivery compared to projected household
growth in the official 2014-based household projections (and 2012-based projections for
2012/13 and 2013/14) reflects the likely correlation between low rates of development and
wider-ranging impacts on demographic change and household formation. This is illustrated
in Chart 14 below:
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Relationship Between Projected Household Growth and Annual
Completions

Net COmpletions and Projected Net
Additional Households per Annum

Housing Delivery and Projected Household Growth
800
700
600
500
400
300
200
100
0
2012/13

2013/14

2014/15

Net completions

2015/16

2016/17

2017/18

2018/19

2019/20

Average Projected HH Growth

Source: WHDC monitoring; ONS; MHCLG; SPRU Analysis

6.7

The cumulative impact of the information set out in Chart 14 above is summarised in Table
2 below for relevant comparison periods. It is important to note that the difference between
actual delivery and projected household growth in all years to 2017/18 is likely to have
impacted on the 2018-based demographic projections relied upon in the Council’s further
revised FOAN.
Summary of Difference between Projected Household Growth and
Delivery
Completions
Projected HH Growth
Average 2014/15 Average 2014/15 2019/20
503 2019/20
Difference (%) – Total Projected HH
Growth vs Completions
29%
Totals/Difference
3019
-893
Average 2012/13 to
Average 2012/13
2019/20
435 to 2019/20
Difference (%) – Total Projected HH
Growth vs Completions
45%
Totals/Difference
3483
-1571

652

3912

632

5054

6.8

It is clear from these data that in Welwyn and Hatfield projected household growth exceeded
actual recorded delivery by between 29% and 45% for the periods assessed. The uplift for
affordability required under calculation of local housing need using the standard method itself
partly serves to address issues with rates of development and constraints to household
formation inherent in the 2014-based projections.

6.9

However, the PPG also recognises that the standard method may be calculated substantially
after the base-date of the 2014-based projections. Taking this into consideration the 40%
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uplift required for calculation of the standard method in Welwyn and Hatfield appears
appropriate when looking at the difference with projected growth set out above.
6.10

For reference Chart 15 below comprises an extract from SPRU’s October 2020 submissions
on this matter. This clearly illustrates the relationship between actual delivery and projected
household growth as set out above with the severe impact on worsening affordability
between 2013 and 2018. Note this district-level analysis will not reflect variation in trends
across the district.
Comparison of Net Completions and Affordability Trends

Source: Extract from SPRU October 2020 Submissions (Chart 1)
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CONCLUSIONS ON THE COUNCIL’S FURTHER REVISED FOAN AND THE FIGURE
FOR OAN TO BE ADOPTED FOR THE EXAMINATION
7.1

In the case of the Council’s further revised FOAN this Report has demonstrated that the
differences illustrated between recent levels of development and projected rates of
household formation are to a substantial degree ‘baked-in’ to the 2018-based demographic
projections that have been applied. This impact is magnified when using a 10-year trend as
sought by the Council.

7.2

When this is considered it is clear that a substantial proportion of the uplift allowed for (30%
or around 1500 of 4900 units) in the Council’s further revised FOAN is likely to arise from the
fact previous delivery has not matched projected rates of household growth.

7.3

Put another way, the Council’s suggested further revised FOAN (690dpa) reflects only a 4%
uplift on the 2014-based household projections for the period 2016-2036 (690dpa vs
665dpa).

7.4

Given that the substantial gap between projected trends and actual delivery does appear to
have had a marked impact on the characteristics of demographic change and trends in
household formation it is relevant to consider this in the context of the uplift to be applied.

7.5

The first comment to make is that given the government’s current position on use of the 2014based population and household projections for the purpose of calculating the standard
method then use of the more recent projections cannot be accepted uncritically. Considering
the recent constraints to growth in people and households in the district it would be
reasonable to conclude that the latest 2018-based projections do not represent a meaningful
change for the purposes of assessing housing need.

7.6

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. This would accord with
evidence already assessed in the context of Examination of the Plan under the NPPF 2012
transitional arrangements.

7.7

Furthermore, when the most recent 2018-based projections are considered then it is
apparent that the effective 35% uplift required to result in a FOAN of 800dpa for the
alternative 2016-2036 plan period (as set out in Figure 6.3 of Turleys EX203A) would be
appropriate. This would amount to a further uplift of 1,700 units for the period 2016 to 2036
when compared with the FOAN of 715dpa recommended by Turleys (using a market signals
uplift of 21%).

7.8

It is important to note that this total of 1,700 units still comprises only 60% of the difference
between the official 2014-based projections for the same 2016-2036 period and the
application of the unadjusted 2014-based headship rates to the ‘alternative’ 5-year 2018based population projections (13,300 vs. 10,500 = 2,800).

7.9

The further adjustment of 1,700 units would partly address the impact on characteristics of
projected demographic change between the 2014-based projections and 2018-based
projections. This would properly leave the Turleys adjustment of +3,800 units (as set out in
Figure 4 of EX218) as directly related to market signals for affordability and adjustments to
rates of household formation in the 2014-based projections themselves.

7.10

Likewise, an effective uplift of 40% applied to the Council’s further revised FOAN (570dpa *
1.40) equating to the total of 800 dwellings per annum would also be appropriate. This follows
that the 10-year trend relied upon by the Council has been shown to take inappropriate
account of longer-term impacts of low rates of development on rates of population growth.
The uplift of 40% remain in-line with the applied through calculation of the standard method.
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7.11

As set out in our previous submissions, when considering housing requirements, it is also
important to recognise that:
•
•

7.12

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.
We have previously highlighted in our submissions that there will be a lag between the in the
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.

7.13

The sound approach to addressing the issue of acute 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 highly sustainable
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 and housing
mix of development.

7.14

In conclusion, the information reviewed in this Report further reinforces that 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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