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Executive Summary

The primary objective of thiQrategicHousingMarket Assessmen{SHMAJs to develop an up to date evidence
base that will underpin theore strategiesand associateddevelopment plan documents being developed by
Hart, Rushmoor and Surrey Heath. The coeguirement of thisstudyA & G2 RS@Sf 2L SOAR
202S8S00A0Stfe FraaSaaSR ySSRa F2N) YENJ SO FyR FFF2NF
National Planning Policy Framework).

The threelocal authority areas combined make wphousing market area defined by Wessex Econoniest,
Rushmoorand Surrey Heath account for the majority of the population of the Farnborough/Aldershot Built up
Area (ONS 2011 definition), and in each case have over htikinfresident population irthis urbanarea.
Previous research on housing markets and up to date analysis of migration and travel to work pattern:
undertakenin this studysupports the particular importance of Hart, Rushmoor and Surrey Heath working
together. There will be a contindeneed to work with other neighbouring authorities in adjacent strategic
housing market areas given the close links and complexity across the widexgiab.

The population of the housing market area has grown by 18% over the last 30¢yaarscrease of around
42,300 people. Households have gromore rapidlyc by 32%c as household size has declined over time. This
suggests there is significant potential flemographic change in the next 30 years.

A key issue evident from the review of past trends is the agefiige population and particularly growth of the
number of people in advanced old age (85+).

Economic and employment growth impact directly on hagsdemand through kmigration, as workers move

in to access jobs, and through increases in income and earnings. This feeds through into demand for more
better housing. In the decade to 2008, before the onset of the recession, around 7,000 jobs wWecetadhe
economy of the housing market argaaround 700 per annum. It is worth noting that employment projections,
in relation to the development of the objectively assessed housing f{@%HN) expect growth at almost
double this rate for the period 20-2031. The projections therefore appear to present unrealistic rates of
growth in relation to the past.

Local income levels (along with house prices and rents) determine levels of affordability and provide ai
indication ofthe potential for intermediatehousing Average householthcomes in the market area are around
£36,000 and earnings are above the levels in the South East and England as a whole. Nevertheless, the majo
of new households in the market area have insufficient incomes to afford homehip.Households with an
income of just under £44,000 would be able to access one of the cheapest properties in Rushmoor. Househol
would need an income closer to £60,000 to afford one of the cheapest properties in Hart and Surrey Heath.

Households ned an income of £22,300€27,300 to afford one of the lowest priced private rented properties in
the three authorities. Around 40% of newly forming households in the market area have incomes lower thar
this threshold and on this basis would be unable fiora one of the cheapest private rented properti€siven

the relationship between rents and household incomes it is unsurprising that 12,500 households in the marke
area receive housing benefit to enable them to access accommodation.

Given the mismatcbf household incomes and the cost of housing, it is unsurprising that there are high levels of
overcrowding. Aroundne fifth of private and social rented dwellings in Rushmoor are overcrowdeédt is
lacking in one or more bedrooms. $hineans that afamilies grow they often spend a lonigne waiting to be

re-K 2 dzanfm/@aynever be rehoused because of the lack of larger social rented properties available.
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There have been dramatic changes in tenure over the last 10 years with the rapid expah#ienpoivate
rented sector. These changes are tied very closely to declining affordability and reduction in the stock of soci
rented accommodation as the PRS has expanded to meet homsats.The number and proportion of owner
occupiers has fallen ovehe last 10 years. There are 1,200 fewer home owners in the housing market area in
2011 compared to 2001.

The majority of homes in the market area hatteee or more bedrooms although there are significant
differences in the stock of the three authorisiewith a higher proportion of smaller (1 and 2 bedroom)
properties in Rushmoor (40% of all homes) compared to Hart (26%) and Surrey Heath (27%). To some ext
explainsdifferences in tenure mix by area, with smaller homes more likely to be privatelydemd larger
homes more likely to be owner occupigdompletions in recent years have largely reinforced the profile of the
existing stock irach ofthe three authority areas.

This SHMA has developed evidencetbb@ amount of housing required in thieoushg market area using a
process which follows the CLG advicehow to assesBousing requirements. The stages in this process can be
summarised as follosv

Step 1: The Starting Point: the most recent Government Household Projections

Step 2: Fitting the®jections to the Plan Period

Step 3: Updating the Household Projections in the Light of New Information

Step 4: Prospective Job and Labour Force Grquhik Implications for Housing Requirements
Step 5: Affordable Housing Requirements

Step 6: MarkeBignals

Step 7:Bringing the Evidence Together

= =4 4 4 -8 -—a -

The starting point for the assessment of OAHN has been the-B844d CLG household projections. These
indicate a need in the HMA for around 790 additional homes per annum up 3. ZDloser interrogation of
these projectionsindicates that the migration assumptions used are too low given that ONS has under
estimated population growth in the past by around 280 people per annum. There is also evidsupp@ssed
household formation built into the CLG projections moving forward.

Wessex Economics hasljusted the 201dbased ONS projections to take account of the urglimation of
past population growthand household formationThe results of this demographic mdlieg indicate a
requirement for provision of around 925 homes per annaeross the Hart, Rushmoor and Surrey Heath
Housing Market Arean the period from 2011 to 2031.This figureis the most robust starting point for
considering housing requirements.

Wessex Economics has undertaken an assessment of prospective job growtihausiney marketrea making
reference to historic rates of employment growth, employment forecasts and the plans of Enterprisec#l3 L
EconomicPartnershipfor the LEP as area @ whole. The analysis indicates a likely requirement for additional
provision of homes over and above the demographically driven requirement to ensure an adequate supply G
labour to meet employer requirements.

Wessex Economics has reviewed a ranggceharios in terms of prospective employment growth in the HMA.
Wessex Economics conclude tlia¢ Objectively Assessed Housing Need for the HMA area is for 1,180 homes
pa, which equates to 23,600 homes over the period 2681 This level of planned pvision allows for a
significant uplift in employment growth above past trends, and would more than meet the demographically
assessed housing requirement (18,500 new homes 2311 br 925 homes pa).




Page| 3

The assessment of the need faffordable housing estimate that around 80 homes are required eagfear

and that these need to be provided at subsidised rents because the vast majority of those included in the
estimate are unable to afford alternative options. This estimate assumes that the current backiegdofs
addressed over 5 years. HowevEvessex Economiagcommends that the authorities seek to meet this
identified needover a longer time periodThe effect of this is to reduce the annual requirement by spreading
delivery of affordable homes over a mier of yearsc which is a more realistic way of meeting need than
seeking to address the full backlog of housing need within the first 5 years of the plan period.

There are an additional 1,280 households in the market area who are actively interestetbrimediate
housing options. However, the majority of these households could afford to meet their needs in the market,
albeit renting rather than accessing home ownership. These househalsgreater choiceand cannot be
NB3IF NRSR I & @h8 dayicwayhanythosg B BeRdbf stibidised rental homes.

Wessex Economics concludémat the requirement for affordable housing can be met within the proposed
h!lb FA3IdZNBE ARSYUAFTASR 020S o6mImyn yS¢g K2YSa LISN
addressed over a realistic time period (10 years or more rather thanStlyears standardly assumed). The
shortfall identified in the affordable housing need assessment does not therefore imply the need for a further
uplift of the OAHN figure; though it does underline the importance of delivering a higher level of hougihg sup

in the areathan achieved in the past if the objective of housing those in need is to be addressed

Wessex Economics conclude that market sigsath as prices and rent® not imply the need for aadditional
adjustment to the OAHN figure of 1,180@rhes per annum since this figure has already taken account of the
housing needed to meet demographic change and employment growth and it is largely these factors which hav
driven demand for housing in the past and led to rises in prices and a declifierdadility. Market signals

point to the need to identify and address the demographic and economic need for housing; they do not
themselves provide a quantifiable need for housing.

The SHMA provides evidence on the need for different types and sizes roédat is very difficult to be
definitive about the size of market homes that will lEyuiredin the future particularly in the market sector,
where demand islriven as much by changes in household incomes as it is by demographic factors.

Estimates othe sizeof market housing required from 2011 to 2031 bds®n demographic trends suggest that
the majorityof new supplyneedsto be two and three bedroom homeghis would largely reinforce the existing
profile of stock, with a slight shift towards a r@gement for smaller dwellings relative to the distribution of
existing housingAs the pattern of delivery in recent years has shown, the mix of housing in demand is
particularly susceptible to the availability and cost of mortgages. Until recently vthigahility of mortgage
mortgages for those only able to put down a small deposit has restricted the building of smaller properties.

In terms of the sizef affordable housingdemographic trends indicate tharound threequarters of thetotal
requirement is for homes with one or two bedrooms with around a quarter of the requirement being for larger
homes with three or more bedroom®&elative to the current stocthis implies aneed to boost theproportion

of smaller homes being requireHloweve, in developing a strategy for meeting identified needs it is important
to integrate planning for new provision with analysis of the scope fédet®

Small properties become available for-fet most frequently in each authority, both because they arere
numerous and also because households living in these properties are more likely to Imoeatrast larger
properties arefewer in numberin part because more of these properties aikely to have been sold through
the Rightto Buy, particularly irrural areas Moreovernouseholds living in largéromes are less likely to move.
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Thereduction in housing benefit to working age households who have a spare bedrmagnhavesomeeffect
on the release of larger social rented homes

In Hart and Surrey H¢h when the number of households needing a particular sized property is compared to
the number of relets of that property size the greatest pressure is on the largest propertre®ushmoor the
pressure on different sized affordable homes is relatively even

The SHMAhas considered the characteristics of specific groups in the housing market area and the extent tc
which they have different needs to the population as a whole. lvasth highlighting that issues around
occupancy appear to be a common theme across a number of the groups including families (more likely to liv
in overcrowded conditions) and ethnic minorities (particularly the Nepalese community) experiencing specific
problems of overcrowding in Rushmoor. Low incomes are a key factor in both cases. In contrast, unde
occupancy is very common amongst the older population, linked to a range of factors and reinforced by natione
policy which encourages the provision of eam the home.
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Introduction

This sectia explains the background to this study. It sets out the overall purpose of a Strategic Housing
Market Assessment (SHMA) and the key objectives for this report. This section briefly outlines the
methodology emplged and the process for engaging with stakeholders and then explains the structure
of the rest of the report.

Background

This study has been commissioned jointly by the three Counkltet, Rushmoor and Surrey Heath. Each
are at different stages ithe local plan process but they all need guidance on the overall requirement for
housing and the nature of new housing required to meet needs:

9 Hartis developinga Core Srategy and needs the SHMA to provide evidefmeits housingpolicies
particularlyin terms of the volume of housing needed

9 Rushmoor is planning to consult on a delivery and development management document in 2014. Th
evidence developed in the SHMA will help to determine dn@ount of landthis document needs to
identify for housing dvelopment.

9 Surrey Heath is progressing a site allocations development plan document for 2015 and the scale c
overall housing and type of housing required will impact on the quantum of land that needs to be
identified and the type of sites that could bedgliver the mix of housing needed.

A SHMA was previously completed for the three authorities in 2009. However, thidafge the
D2JSNYYSyiaQa bl A2yl t (NPHFanY 35kuftbit doed ohnt@ét therbiguinérBentd NJ
to identify objectd St &8 | A4aS&daSR K2dzaAy3d ySSR 2N 6KS ySg W

Purpose of this SHMA

The primary objective oA SHMA and the primary objective of tigtudy is to develop an up to date
evidence base thawill underpin the core strategies and devploent plan documents being developed
by the three authorities.

Thecore requirementofthid & (2 RS@St2L) SGARSYOS 2F GKS WTdA ¢

F TT2NRIGES K2dzaiAy3d Ay i K&, NabuabPlayhiig PolicNFadiéwork) NB | Q

For a local plan to be considered sound in terms of overall housing pravisifirst needs to have
identified the full, objectively assessed need for housing in the housing market area. Local authorities
then needto meet these needs in full and demonstrate how they will be met, or provide robust evidence
that they cannot be delivered.

The NPPF also expects local authorities to deliver a wide choice of high quality homes, widel
opportunities for home ownership andreate sustainable and inclusive, mixed communities (Paragraph
50, NPPF). Specifically, local authorities are asked to:
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plan for a mix of housing based on current and future demographic trends, market trends and the
needs of different groups in the commitym (such as, but not limited to, families with children, older
people, people with disabilities, service families and people wishing to build their own homes);

identify the size, type, tenure and range of housing that is required in particular locatédlezting
local demand.

1.8 The NPPF also states that local authorities need to ensure that strategies for housing, employment an
other uses are integrated, and that they take full account of relevant market and economic signals
(Paragraph 158, NPPF). It is essential that the agpré@ assessing objectively assessed housing needs
takes account of the impact that employment and labour market trends and policies will have on overall
need and vice versa.

Methodology

1.9 The National Planning Practice Guidance, which supports the polibg NPPFwas published in March
2014. It focuses on the primary objective of assessing the future quantity of housing needs and provide
limited guidance on developing the evidence to meet the requirements of paragraph 47, other than for
the assessmentf the need for affordable housing. Nevertheless, the evidence presented in this report
adheres closely to this guidance.

1.10 The approach to this study follows three broad steps:

1

The first step is tadientify the study are& the housing market areaWe haveollowed the guidance

in the NPPG and drawn on a range of previous research which considers the housing and labot
markets in this area as well as examining the available up to date data on migration and travel tc
work patterns. The step defines the studsea for the subsequent stages of the SHMA.

The second step is taxamine thecurrent position and past trendsn the market area.This SHMA
considers trends in the population, jobs and income patterns, the housing stock and house prices
and rents. Evidece from this analysis feeds into future projects and assessments of the nefed
housing overall and for affordable housing.

The housing system of any area is driven by a range of demand and supply factors. The same factc
exist across the country but the way in which these factors operate differs considerably between
different housing markets. Figutel illustrates these driers in a conceptual diagram. It is this which
gives rise to significant differences in housing markets across the country.

Figure 1.1 also shows that in order to address serious housing issues such as homelessnes
overcrowding, poor conditions and the imgt on the health of occupants, it is important to
understand the underlying structure of the economy, income patterns and demographic changes.
Figurel.l is by no means comprehensive in this respect but it aims to present some of the linkages
between houghg outcomes and the economic and social factors which affect them.

The third step developgrojections for the future and an overall assessment of the need for
housing, including the nature of the housing that might be needed to accommodate households in
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Hart, Rushmoor and Surrey Heath. This includes the core requirements of a §Hik
development of objectively assessed housing need and estimate of the need for affordable housing.

Figure 11: Conceptual Framework

Local economic Macro-economy National z.ind
/ structure local polcy
. \ v
Jobs and incomes ___ New homes
Agein_g Demand Supply Housing stock
population and suopl
. pply
——— | Prices and Rents —=
People and
households Conversions and
y subdivisions
Migration Affordability
Tenure change
Benefits _‘
Housing need: v
OF yQu N‘B\ Poor housing
conditions
Homelessness ¢

and temporary

Fuel poverty

accommodation Overcrowding
N
v v Health impacts:
Mental health Impact on child _fallsaexc;:ss
problems health and well winter deaths etc
being v
Reduced life
expectancy

Source: The Health & Housing Parstep

1.11 The third step in this study, which includes the development of objectively assessed housing need
follows a relatively prescriptiverocess set out in the NPPGection7 provides further detail orthis
specificmethodology.

1.12 Interms of the data analysis in the SHiEa isanalysel and presened for the following areas:

Hart

Rushmoor

Surrey Heath

The housing market area (all three authorities)
South East

England

= =4 4 4 A -
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Data is presnted for the current position 2013, though somedatasets rely on Census 2011 data. The
report analyses past trends with a focus particularly on the last 10syé&awsugh the report examines
trends in demographic and tenure patterns over the last3B0years since this period takes in a full
economic andousing market cycle. The report presedemographic projections up to 2031 and 2036.

A key concern for each of the local authorities and the Planning Inspector who examines developmen
plan documents is whether the evidence used to develop policiesbigst. It is worth highlighting the
following components of this study

1 It draws on existing researchvhere possible, this SHMA draws on existing research to strengthen
the evidence base. For example, in defining the housing market area we have cedsilszarch by
the National Planning and Housing Advice Unit in 2010 as well as the work done by DTZ for the Sou
East Regional Assembly in 2004.

1 It usesawide range of data to build up a picturihe study doesiot rely on a single data source to
draw conclusions. For exampl@& examining household incomes data from the Annual Survey of
Hours and Earnings, the Survey of Englislisihg and ONBave been usetb form a rounded view.

i The broad approach and outputs of the SHMA have bestet! with stakbolders(see below for
further detail). Sakeholdershave had the opportunityo chdlenge the emerging findings.

i This report sets out aransparent approactio explain how conclusions have been reached. Each
data set issourcal and other relevant information iseferencad. Where judgements have been
made by the consultants we have made these explicit.

Duty to Cooperate and Stakeholder Engagement

The NPPF and the accompanying guidanseclear that local authorities should work together to
undertake combined SHMAs for wdkfined housing market area¥his emphasis on the need to work
together in planning how to meet housing demand and need is reinforced by Section 110 of the Localisn
O ¢KAA LXFOSa 2y Ftf 20t I dzi K2 NRA (208N (I SR
brief summary of what the Duty to Giperate means for Councils is presented in Figu?e

It is evident in examinations of Core Strategies andalLd&lans that the Planning Inspectorate are
scrutinising whether the evidence base used in plan making-te-glate and robust; and whether local
authorities have fullled the Duty to Cebperate.
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Figurel.2: The Duty to Cepperate

1

1
1

T

What does the newduty to co-operate mean for Councils?
The new duty:

relates to sustainable development or use of land that would have a significant impact
least two local planning areas or on a planning matter that falls within the remit of a c¢
council

requiresthat councils set out planning policies to address such issues

requires that councils and public bodigsSy 31 3S 02y a (i NHzO G A @ Q6irdy
0 | atd develop strategic policies

requires councils to consider joint approaches to plan making.

Paragraph 156 of the NPPF sets out the strategic issues wheypecation might be appropriats
(summarised under Q2).

Paragraphs 17881 of the NPPF give further guidance BhLJ | YAy 3 a i NI
0 2 dzy R lahdAhigtiight the importancefgoint working to meet development requirements th
cannot be wholly met within a single local planning area, through either joint planning polic
informal strategies such as infrastructure and investment plans.

From: A Simple Guide to Strategicrifling and the Duty to Goperate

http://www.pas.qgov.uk/pas/core/page.do?pageld=2133454#contehts

1.17 Whilst the three local authorities have worked together to deliver this SHMA, they recognise the need for
wider engagement and joint working with other adjacent local authorities. As part of this, the findings of
the work to define the housing market areaad the proposed methodology for the study was shared
with around 50 stakeholders including neighbouring authorities, housing associations and developers. /
stakeholder workshop was held to present and discuss the findings of the draft SHMA. Furthieoretai
the feedback received is provided in AppenglixThis draft final report is being shared with stakeholders
and feedback is being invited before the report is finalised.

StudyOutputs

1.18 The coreoutputsthat this SHMA delivers are:

1 An evidence base thamheets the policy requirements set out in particular in paragraphs 47 and 50 of
the NPPF and is consistent with the NPPG guidance. This includes:

(0]

Identifying the scale of housing needed overall across the housing market area and in each o
the three localkuthorities.

Estimating the need for affordable housing to accommodate those unable to meet their needs in
the market.

Setting out evidence on the mix of housing in terms of tenure, type and size that would best
meet the needs of the community and local economies.


http://www.pas.gov.uk/pas/core/page.do?pageId=2133454#contents-5

1

T
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Identifying the specific housing requirements of particular groups. In addition to those groups set out
in paagraph 50 of the NPPF, the Nepalese community in Rushma®identified ag group which
might have particular housing needs.

The SHMA process has involved engagement with key stakeholders to ensure the methodology he
been tested and opportunities have been provided for partners to challenge the evidence, add
insight and to work with the three authorities to ensure deliveryh# plans which follow

Report Structure

1.19 The rest of this report is structured as follows:

T

Section Zummariseghe evidence on the housing markateawhich relates to Hart, Rushmoor and
Surrey Heath and provides justification for the three authoritieskiray together on a joint SHMA.

Section Jpresents evidence othe current position anghastchanges in the population of the three
authorities in the market area Past trends are a key component to future projections of the
population and so directly feeidto the estimation of objectively assessed housing need. This section
also presents evidence on how the population has changed in terms of its age structure and
household composition. These factors influence the tenure, type and size of housing thatbmight
required in the future.

Section 4presents evidence on the current position and past changes in the economy of the area
and considers the impact of jobs and incomes on the demand for housingarticular, income
patterns feed into the assessment tife need for affordable housing. Past trends in terms of job
growth are compared to forecasts to make a balanced assessment of the need for housing tc
support economic development.

Section 5presents evidence on the stock of housing within the three arities in terms of the
tenure, type and size of properties availadiramatic changes in tenure over the last 10 years need
to be considered as part of the overall picture in understanding housing needs and how they can
best be met. The nature of the efiigy stock, in terms of tenure, type and size also feeds into
considerations about the mix of housing that might be required in the future.

Section Ganalysescurrent house pries, rents and affordabilitend past trendsThis analysis feeds
RANBOGEe Ayd2 (GKS laaSaavySyd 2F¥ GKS ySSR ¥2
considered in forming a view on the level of objectively assessment housing need.

Section 7 sets out the objectively assessed housing e overall requirement for housing) in the
market area. This section follows a series of steps, set out in the NPPG, starting with the latest ON
population projections and then applying tests in relation to past constraints on household
formation, forecast employment growth, the need for affordable housing and market signals. It
provides a recommendation for the overall level of housing required in the market area.

Section8 provides an assessment of the need for affordable housing in each of thedhtkerities.
LG RNIga 2y AYTF2NXIGA2Y FNBY SIFOK t20Fft | dzi K3
4 and data on household incomes from Section 4. It estimates the need for subsidised rented
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accommodation in the market area and in eachtherity. It also estimates the demand for
intermediate affordable housing, using information from local homebuy agents.

Section 9 provides evidence on the mix of homes that might be required in the future. This draws on
the demographic projections (cossent with Section 7) and current occupancy patterns as well as
the characteristics of the existing stock (Section 5).

Section10 considers the needs of specific groups in the housing maKet.groups considered are
families, older people, Black and Miity Ethnic Groups, EQervice Personnel arsglfbuilders
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2. The Housing Market Area

Summary

Rushmoor, Surrey Heath and Hart account for the majority of the populatiomesfFarnborough/Aldersho
Built up Area (ON2011definition), and in each case have over half of their resident population in the &réa
characteristic suppogtan approach where the three authorities accounting for the principal area covere
the Built up Areawork together to identify their housing needs.

Astudy undertaken by DTZ across the South Ba2004identified this area- the Blackwater ValleyasW | y
2T 02y @ SUNGeSay/ id@r of housing market areas overldiprecommended that it would be
appropriate to undertake a SHMA for this area in its own right because of its distinct characteristic
authorities are also affected by their proximity to London withmigration from the capital and commuting t
Loncbn for work. This relationship is reflected in the population and economic projections for thé area.

Research on housing markets undertaken by the NHPAU in 2010 does not provide an unequivocal a
which authorities in this area should work with ierins of a joint SHMA. The market areas identified by
NHPAU study would imply the need for large numbers of local authorities to joiwvhiph would have
significant practical challengelevertheless, this underlines the need for engagement with local authoritig
adjacent market areas in developing plans and strategies.

Ly GSN¥a 2F YAINXGA2yS wdzaKY22NE | I NI FyR { dzNN
significati NBf F A2y AKAL) Ad GAGK | I NI® | NI FyR { dzNNJ
Hart and Surrey Heath are also connected to one another through migration flows but these are less sig
than those with RushmooBasingstoke (floHart) and Woking (for Surrey Heath).

There are also significant travel to work flows between the three authorities. Each authority experienc
levels of secontainment Over half of alfesidents in work commute to work outside of the local authorn
which they live. There are also significant flows of workers into each authority from neighbaueig
1 ¢KS tIFNBSalG LINRPLERNIAZ2Y 2F wdzZAKY22NR& NBaA
Boroughand Hart for work. There are significantfiows of workeranto Rushmoor from Surrey Heat
and GuildfordBorough

1 ¢KS tFNBSald LINPLR2NIAZ2Y 2F | I NIQa NBaARSyGa
in flows of workers to Hart from Basingstoke and Deane, Rushmoor, GuilBfinalidh and Surrey|
Heath.

f ¢KS fFNBSad LINRLRNIAZ2Y 2F {dzZNNBe& | St { KBaraughN
There are in flows of workers to Surrey Heath from Hart and Rushmoor.

Taken together, previous research on housing markets and up toatagsisof migration and travel to work
patternsundertaken by WEc supports the particular importance of Hart, Rushmoor and Surrey Heath w
together, and is the reason why these three authorities have chosen to work together in preparing
SHMAThere will be a continued need to work with other neighbouring authorities in adjacent strategic ha
market areas given the close links and complexity across the wideegidn.

! Stakeholders have questioned whethieK § 2062800 A @St & | aa8aa8R K2dzAy3d ySSR oAy { SOl
overspill is reflected in the OAHN through migration and employment projections which are influenced by London. Thedditsonalauplift
tothefigures2 G 1S | LINRPLRNIAZ2Y 2F [2YyR2yQa K2dzaAy3d ySSR Ay (G4KS OFa&as
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Introduction

2.1 This sectionsummarisesthe evidence on the geography tie housing market that relates to IHa
Rushmoor and Surrey Heath. It identifies the study area for the SHMA, which is used throughout the
analysis in subsequent sections of this repbrrther detail is provided in Appenddand this is based on
analyss undertaken by Wessex Economiits each of the three Councils in advance of the Strategic
Housing Market Assessment.

2.2 It is important to state that the starting point for this work was not an assumption that the three local
authorities should work togéter. The initial analysis of the market area, commissioned by Rushmoor,
considered the relationships between sixteen neighbouring local authorities in Hampshire, Surrey anc
Berkshire.

2.3 Identifying the geography of the housing market is the first step irewadting a strategic housing market
assessment for the following reasons:

1 It is critical if housing and economic policies are to be effective since it is only possible to start to
address housing demands and needs if measures are taken across the mdageugjtaphies of
housing and labour markets.

1 There is a policy requirement to identify needs and demands in the housing market area. There i
Ffaz2  WRdzié (2 O22LISNIISQ Ay a0NXraGS3IAO LI Iy

1 To identify any implications for the rest of the analysis ir BHMAC particularly in terms of
demographic and economic changes which are reflected in migration and travel to work patterns.

2.4 The rationale for developing an evidence base for a housing market andathen developing policies
which apply to this areas that these policies are likely to be more effective because they take account of
economic and social realities.

2.5 The importance of these functional relationships is now reflected in policy. The National Planning Polic
Framework (NPPH3 G I (i S &lannitfg 2ufhbrities slould have a clear understanding of housing needs
in their area. They should (first of 2 bullet points) prepare a Strategic Housing Market Assessment t
assess their full housing needs, working with neighbouring authorities wherengpomsrket areas cross
FRYAYAAUNI GABS 02dzy RENASEAQ 6t N wmp o

26 ¢KS bttC Ffaz2 adrisSa GKIG €201t | dzZiK2NRGASE aK
FYR FTFF2NRIFIOES K2dzaAy3a Ay .Inidtly Ki® iddicdtes ht, ifva-hdusiyl |
market area covers more than one authority, the planning authorities for that area have collectively to
agree how the full, objectively assessed needs for housing will be distributed across that area.

2.7 This emphasis on the need to work talger in planning how to meet housing demand and need is
reinforced by Section 110 of the Localism Act. This places on all local authorities, and a number of othe
LJdzof AO 02 RAAIS NI (Wxdmie G2 / 2

2 https://lwww.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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2.8 The guidance is clear that local authorities shoutitk together to undertake combined SHMAs for well
defined housing market areas. Across much of the country it is relatively easy to defimegaurmal
housing market areas, based on the pattern of major cities and rural hinterlands. But it is recdbaised
in London, housing markets overlap to the extent that it is not possible to define clearly distinct
geographic suimarkets. Submarkets in these areas overlap and merge.

2.9 Much the same issues arise in the London commuter belt, the area outside mhi@iattative boundaries
of London tha& form part of the London Travel to Work AfeZhe London commuter belt consists of an
area with high levels of connectivity not just radially into/out of London, but also laterally between with
the adjacet areas that encircle LondoiThis means that housing markets have a tendency to overlap.
Defining housing market areas in the commuter belt is less easy than elsewhere in the country. Thi
applies to much oWest Surrey and padf North Hampshire.

2.10 The est of this section summarises the evidence on:
1 The geography of the Blackwater Valéaga
9 Previous research on housing market areas
I Migration patterns
9 Travel to work movements
TheGeography of theBlackwater Valley

2.11 Rushmoor has a population of 94,9@@oplée’, virtually all of whom live in two large urban areas,
Aldershot and Farnborough. These two towns, however, form part of a larger functional urban area often
referred to as the Blackwater Valleyd defined by ONS in 2001 as the Farnborough/AlderBluilt up
Area(seeAppendix 3.

2.12 Hart has a population of 92,200 people. Hart is a predominately rural district within North Hampshire
although around half the population live within the two largest townEleet (population of around
32,000) andrateley (population around21,00Q. The district as a whole is bisected by the M3 motorway.

2.13 Surrey Heath has a population of 86,600. The largest town is Camberley, with a population of aroun
31,000, followed by Frimley with around 13,000 people.

2.14 With the exception of Hook in Hart District, the majority of fhepulations of the three authorities live
within the urban area commonly referred to as the Blackwater ValleyAppendix 3.

2.15 The Blackwater Valldag a wider area than thBarnboroughAldershot Built up Areadefined by the Office
for National Statistics (see Appendd}. In 2001 the Farnboroughif@ershot Built up Areahad a
population of slightly over a quarter of a million people, which makes it the 29th largest urban area in
England and \Aes.

® The report London in its Regional Setting, London Assembly, 2004, discusses the relationship of London to the
commuter belt outside Londonds administrative boundaries
* ONS 201Mid-Year Population Estimates
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TheFarnborough/Aldershot Built up Aréacludes the following settlements (local authority in brackets):

Aldershot (Rushmoor)
Farnborough (Rushmoor)
Camberley (Surrey Heath)
Frimley (Surrey Heath)

Fleet (Hart)

Blackwater (Hdj
Yateley (Hart)
Sandhurst (Bracknell Forest)

1

1

1

1

1

9 Church Crookham (Hart)
1

1

1

I Badshot Lea (Waverley)
f

Farnham (Waverley)

The smaller settlements of Ash, Ash Valley and Tongham (Guildford Borough), Frimley Green, Mytche
and Deepcut (Surrey Heath), Frogmore (Hart) and Hale (Waverleijctuded in the area. The town of
Fleet is recognised to be part of the Blackwater Valley area, but is not included in the ONS define
FarnboroughAldershotBuilt up Area because of the strategic gap that the planning authorities have
maintained betweerthe settlements. (The ONS define urban areas as areas of continuous and contiguous
urban development).

Figure 2.1 shows the general context of the area in terms of settlements and key road networks.
Essentially the M3 runs through the northern part bétarea, and the A31 through the south of the area,
the two being connected by the dual A331 route. Rail routes run through the area along the M3 corridor
(Southampton to London Waterloo), from Farnham to London Waterloo, with rail connections through
the area on the Reading to Guildford and Gatwick line.
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Figure2.1: The Geography of the Blackwater Vallgyea
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The administrative areas of the local authorities in the area do not conform in any logical way to the
urban area otthe Blackwater Valley (se&ppendix2). Rushmoor is wholly within the Blackwater Valley
area but only accounts for somewhat over a third of the population. The largest population settlements in
Surrey Heath, Camberley and Frimley, are part of the Blackwédbiey area. If taken together Fleet,
Yateley and Blackwater account for over half of the population of Hart District. Each of these three
authorities, Rushmoor, Surrey Heath and Hart have a strong interest in working together since more that
half of thar resident population lives in the Blackwater Valley.

In contrast, those parts of the Blackwater Valley area that are within Guildford Borough and Bracknel
Forest account for a very small part of the total population of the respective local authorig.afEhus
Guildford and Bracknell Forest Councils can be expected to have relatively less interest in the overs
planning of the Blackwater Valley, than Rushmoor, Surrey Heath and Hart. Just under a third (32%) of tl
population of Waverley Borough liia Farnham and the immediately adjoining settlements. So whilst
over two thirdsof the population of the Borough live outside of the Blackwater Valley, Waverley Council
is likely to take a key interest in the planning of the Blackwater Valley.

The geography of each local authority needs to be borne in mind throughout this report, particularly in
the interpretation of migration and travel to work statistics because these are presented for the local
authority as a whole. For example, though AshHeM@n Guildford Borough) is very much part of the
Blackwater Valley housing and labour market, there is likely to be less connection in terms of househol
migration between Guildford town, the main centre of population in Guildford Borough, and the
Blackvater Valley.
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Figure2.2: Local Authority Boundaries in the Study Area
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2.22 These characteristics support approachwhere the three authorities accounting for thgincipal area
covered by theFarnborough/Aldershoturban area identified by ON@lus Fleet work together to
identify their housing needsfRushmoor, Surrey Heath and Hart account for the majority of the population
of the Blackwater Valley arethé Farnborough/Aldershot Built up Arelefined by ONS plusleet), and in
each case have over half of their resident population in the’area

Previous Research

2.23 The 2004 study undertaken by DTZ mapping housing markets across the South East, identified tt

f1FO016F0GSN) £FftftSe& Fa Wy [eN® housthd matket wrgaS dhBriap, T Q >

analysis identified the Blackwater Valley and the immediately surrounding areas as the part of the Soutl

East with the most complex housing market geography. It was recommended that it would be

appropriate to undetake a SHMA for this area in its own right because of its distinct characteristics, and

the fact that it would not be easily incorporated into a SHMA undertaken for any one of the surrounding
areas which have better defined market areas.

2.24 Research on housj markets undertaken by the NHPAU in 2010 does not provide an unequivocal answel
of which authorities in this area should work with in terms of a joint SHMA. Furthermore, those market
areas identified by the NHPAU study include such a large number obréaigs that this would be

1ft 2F wdZAKY22NDRA LRLMA A2y fAGS Ay GKS . ftaiiees of iy Heath liveSidthel y R
Blackwater Valley area. Together the three authorities have an estimated population of 213,000 residents in the Blackewteohgared

to the total population of the three authorities of 270,000; and an estimaiedulation of the Aldershot/Farnborough Built up Area (which
excludes Fleet) as defined by ONS of 252,000.
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substantial practical difficultie undertaking a joint SHMA for all of the relevant authoritiesaddition,
Waverley and Guildford had already commissioned a SHMA prior to Hart, Rushmoor and Surrey Hea
Councils being in position to commission a SHMA. Woking is not planning to undertake a SHMA since it
has an adopted Core Stratedput the authority is preparing a Memorandum of Understanding on
working together with Guildford and Waverley to provide a comprehensive evidbase of housing
needs across the whole of the West Surrey Housing Market Area (including Woking Borough)

Migration Patterns

2.25 The previous section examined analyses of housing market areas based on analysis of 2001 Census d
2011 Census data are noetypublished on household movements or travel to work patterns. However
more up to date data is available on migration between local authorities than the 2001 Census. This
section examines the pattern of such movements between the authorities in the siedy Data relates
to the number of moves between individual authorities in the year to July 2012. Data is sourced from the
ONS>

2.26 Figures 10 and 11 iAppendix 3show the pattern of migration between Hart, Rushmoor and Surrey
Heath and the other authorities in the surrounding area. In terms of total movements:

9 Between Rushmoor and the other authoritiedhe largest number of movements are between
Rushmoor and Hartl,270 moves), followed by Guildford (1,120 moves), Surrey Heath (950), and
Waverley (800).

I Between Hart and the other authorities the largest number of movements are between Hart and
Rushmoor (1,270 moves), followed by Basingstoke and Deane (830)nd&tdedrest (57Q)then
Surrey Heath (500).

1 Between Surrey Heath and the other authorities the largest number of movements are between
Surrey Heath and Rushmoor (950 moves), followed by Woking (760) and Guildford (560), closel
followed by Bracknell Fore§550) and Hart (500).

2.27 The analysis indicates that in order of significance in terms of migration, judged by the overall volume o
movemeris to and from the authorities

1 Rushmoor has the strongest relationships with Hart and Guildford, followed by Surrey Heath, then
Waverley.

9 Hart is most closely linked to Rushmoor, followed by Basingstoke and Deane. The next mos
important linkages are with Surrey Heath and Bracknek$io

1  Surrey Heath is most closely linked to Rushmoor and Wakihg two large neighbouring urban
centres. These two authorities account for the largest volume of movements to and from Surrey
Heath. The next most important linkages are with GuildfordacBnell Forest, Runnymede and
Hart.

6 http://www.neighbourhood.statistics.gov.uk/HTMLDocs/dvc25iax.html
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2.28 It is relevant to note, since the SHMA undertaken by The Royal Borough of Windsor and Maidenhea
identifies Surrey Heath as part of the RBWM market area, that the volume of migration to and from the
RBWM and Surrey Heatis much less significant than with other authoritieShe overall volume of
movements in 2012 was 320 (ranking 7th in the overall volume of movements with Surrey Heath).

2.29 In terms of net migration, the largest net movements associated with the threlecaities are as follows:

1 The largest net movement into Bamoor arses from Guildford (120 people), followed by the flows
from Surrey Heath (90 people). Thesamet out-migration from Rushmoor to Woking (140 people)
and Hart (130 people). Moves betwe&ishmoor and Waverley balance

1 The largest net movement into Haatrises from Surrey Heath (190 people), followed by Rushmoor
(120 people). Theris net out-migration from Hart to Basingstoke & Deane (90 people).

I The largest net movement into Surrey Headhises from Woking (260 people), followed by
Runnymede (100 people). Theienet outmigration from Surrey Heath to Hart (120 people) and
Rushmoor (90 people).

2.30 Insummary, inil SNYa 2F YAINI GA2yX GKS | dzi K2 NR (A Saost NB
AAIYATFAOLIYUG NBfFGA2yaKALl Aa GAGK | FNI® | FNI |
Rushmoor. Hart and Surrey Heath are also connected to one another through migrations flows but thes
are less significant than those with Rushmaad Basingstoke (for Hart) and Woking (for Surrey Heath).

Travel to Work Patterns

2.31 There are also significant travel to work flows between the three author¥lésc has analysed data from
the Census 2001 and sample based data from the Annual Population Survey in 2008 anHa2011.
authority experiences low levels of setintainment (the proportion of residents who work in the same
authority). More than halfof residents in workn each of the three authoritiesommute to work outside
of the local authority in which they live. There are also significant flows of workers into each authority
from neighbouring authority areas.

2.32 Of those who do not live and work indlsame authority area:

T ¢KS fIFNBSad LINRBPLRNIAZ2Y 2F wdzaKY22NRa NBAARSY
Hart for work. There are significant in flows of workémg Rushmoor from Surrey Heath and
Guildford.

f ¢KS I NABSalG LINBidgatdNGOrintuy to R¥Fshmodr Bidil Quirey Heath for work, There
are in flows of workers to Hart from Basingstoke and Deane, Rushmoor, Guildford and Surrey Heath

T ¢KS fIFNBSald LINBLRNIAZ2Y 2F {dNNBe& | SIFiKQareNBa
in flows of workers to Surrey Heath from Hart and Rushmblare so than other authorities in the
North Hampshire¢ West Surrey area, Surrey Heath looks both weqy®wards Berkshire and
towards its neighbours in Hampshire and Surrey. However, astgtmigration data, commuting

! http://consult.rbwm.gov.uk/portal/blp/pojan2014/blppo?tab=files
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patterns appear to show that links with the Surrey authorities are stronger than those with the
Berkshire authorities.

Conclusion

The analysisundertaken by WEprovides strong justification for the three authoritie$ Hart, Rushmoor

and Surrey Heatto worktogether, and is the reason why these three authorities have chosgnepare

a joint SHMA. There will be a continued need to work with other neighbouring authorities in adjacent
strategic housing market areas/gn the close links and complexity across the widerr&gion.

In subsequent sections, anailyss undertakerfor the housing market area as a whplghich contains
Hart, Rushmoor and Surrey Heath. Analysis is also provided for each of the three constituent authorit
areas and benchmarked against the South East region and England as a whole.
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3. People and Households

Summary

The population of the housing market arsaaround 273,000 andas grown by 18% over the last 30 yeamsn
increase of around 4208 people.

The strongest growth in population over the last decade has been amongst the older age ditoeipsder
population (those aged 65+) make up around 15% of the population as a whole. There has been a sigr
increase in the number of people in advanced adgk (85+)

In contrast to trends at the regional and national level, both Hart and SurreyhHeave experienced growth in
the numbers of children agedD4 over the last 10 years. The two authority aregpear to beattractive places
for families to locate. Whilst Rushmoor has experienced growth in the number efgbr@ol children (aged-0),
the Borough has experienced a decline in the number dfidm (aged 514) andnet out-migration of families
from Rushmoor.

Thereare around107, 000 households in the housing market area. Growth in households has been faster th
growth in population¢ household growth of 32% over 30 years compared to 18% growth in the population
has been driven by declining household size and hastigpped the rate of household growth at national ar
regional level 30 years.

The number of households in the housing market area grew by 32% over last 30 years, a period which c¢
two economic and housing market cycles. In the last 10 yeargrbmwth in the number of households has be
more modest in Rushmoor and Surrey Heath than at the national and regional level. Household growth in K
been above the national and regional level in 2QIL1.

Families account for around one third of iseholds in the housing market area and in each local authority ar
consistent with the South East and England as a eviidiere has been growth in the number of families in eag
authority over the last 10 years but with greater growth in Hart (10%)laner growth rates in Rushmoor (7%
and Surrey Heath (6%) compared to the South East (9%).

Single households account for 27% of households in the market area with a slightly higher proporti
Rushmoor (28%) and lower proportions in Hart (24%) and Stieayh (26%).

{AYyOS unnamz GKS fIFNBS&d LISNOSydGlr3IS INRFIK Ay K2
ANRgY o0& wmME: 2@OSNI 0KS nBSraditioh&ap K 2KI3ZSK 21 tNSa  (ASyLOM GilzRE )
sharing housing.

Section3 and 4 focus on demographic and economic drivers of demand and need for housing. It is importg
note thatthe expectatiors of households and investors and the availability of finance also play an important r
These factors are less easy to quantifr influence but they have an effect on the demand for housing a
ultimately prices and affordability.
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Introduction

This section presents evidence on the current position and past changes in the population of the three
authorities in the marketarea. Past trends are a key component to future projections of the population
and so directly feed into the estimation of objectively assessed housing need. This section also presen
evidence on how the population has changed in terms of its age struatutehousehold composition.
These factors influence the tenure, type and size of housing that might be required in the future.

The housing market of any area is driven by a range of demand and supply factors:
1 Demographic drivers of demangbeople and hoseholds

1 Economic drivers of demandobs andincome

9 The existig housing stock and new supplifomes and places

1 Expectatons of households and investors

1 The availability of financehomeloans and development finance

The same factors exist across the country but the way in which the first three factors operate differs
considerably between different areas. It is this which gives rise to significant differences in housing
markets across the country and the variation gitprns withinthis market area.Before consideringthe
impact thatdemographic, economic and the nature of the housing stwdon outcomesg house prices,

rents, affordability and housing needt is worth noting briefly the impact of expectations andet
availability of finance. These factors are also a driver of demand for housing and are reflected in prices
although local authorities have limited control or influence over them:

I An important driver of price change is the effect of expectations withim housing market. In
economic terms, housing is a complex good which means that demand for housing relates to ¢
basket of features including internal and external space, location etc. However, housing is also al
asset which means that demand reflects egfations about future price changes. One economist
has estimated that the expectation effect could have accounted feb5@% of price rises in the UK
over 10 years to 2006; though modelling of housing markets and price change is notoriously
uncertain®

1 The previous housing market cycle (assuming we entered a new cycle at the end of 2007) wa
characterised by an era of financial liberalisation with increased availability of credit for borrowers
(including the banks themselves). These fagtotembined with a stable macreeconomic
environment of low inflation and low interest rates for a relatively long period of timereased
confidence to borrow. There had also been a trend towards innovation in mortgage products,
improving credit for the buy to let maek, as well as relatively liberal lending criteria allowing first
time buyers to access larger loans with minimal deposits, including loans worth more than the value
of their homes. This liberalisation of credit went into reverse in 2007 following thapsalof a
number of banks with the result that fewer mortgage®re available to households and lending
criteria tightened. This had the most dramatic effect on the number of sales but also impacted on

® David Miles (2006) UK Housing: How did we get here?
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prices and contributed to a shift in tenure from horo@nership to rentingMortgage lending is now
recovering, though still well below peak levels. It is unlikely to return to the peak levels of72005
because of regulatory changeand greater lender focus on prudential lending.

Whilst it is very difficultto measure the impact of these factors and even more difficult for local
authorities or public authorities to control or influence them, it is important to acknowledge their role in
affecting demand.

The rest of this section presents evidence drangesin the population the ae structureof the
population and changes in the household population and household compogitiferctors which
influence the overall demand and need for housamgl the different types of housing required

Population Change

Changes in population and particularly the age structure of the population contribute to the overall
demand and need for housing and the type and size of homes requitesl.population of Hart and
Rushmoor has grown by 21% over the last 30 years, but Rushidka 3INR GG K af 26SR
last 10 yeargFigures3.1 and3.2). In contrast, both Hart and Surrey Heath experienced a more rapid rate
of population growth 2002011 than in the previous two decade€9% and 7% respectively. However,
this rateof growth is broadly in line with that of the South East and England as a whole (8%).

Some caution needs to be applied to the analysis of population gréiwttivo reasons:

1 The relatively large population @kervice personnel based in the argmarticularly Rushmoor, can
skew population figures between Census&grvice personnel, including those living in communal
establishments, are included in the data in Fig8re and3.2, but their movements vary from one
year to the next and so the datacerded in different Censuses is not necessarily compardblere
are currently around 7,000 service personnel based in the market @wecluding the Gurkhas of the
vdzSSyQa hgy DdzNJKF [23A40A0 wS3IAYSyid FyR (KS

1 There were boundarghanges between Hart and Rushmoor in 1990 which affect the population data
in 1991 and mean that it is not directly comparable to 1981. These changes occurred between twc
authorities in the market area and so do not affect the figures for the housing marka as a
whole.

The population of the housing market area has grown by 18% over the last 30¢yaar;igease of
around 42,300 peopleThis suggests there is significant potential for demographic change in the next 30
years. Furthermorethe period B81-2011 takes in &ull economic cycleincluding two economic
recessions and housing market peaks and troughs in 1990/91 and 20089 expansion of the
household population is likely to continue in the long term, even though the profile of the growth may
havebeen interrupted bythe recenteconomic downturnand may be affected byurther downturns in

the future.
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change 2001 | change 1981

1981 1991 2001 2011 2011 2011

Hart 75,400 80,900 83,500 91,000 7,500 15,700

Rushmoor 77,500 82,500 91,000 93,800 2,800 16,300

Surrey Heath 75,800 79,100 80,300 86,100 5,800 10,400
Housing

Market Area 230,600 244,500 256,800 273,000 16,200 42,400

South East 228,700 7,500,100 8,000,600 8,634,800 634,100 8,406,100

England 45,771,900 47,055,200 49,138,800 53,012,500 3,873,600 7,240,500

Source: Censudlote: data includes service personnel livingeammunal establishments. *Boundary changes between

the two authorities occurred in 1990 and so population figures not directly comparable to 1981

Figure3.2: Population Change 19812011

Change 1981 | Change 1991 | Change 2001

91 2001 2011 last 30 years | last 20 years | last 10 years
Hart 7Y% 3% 9% 21% 12% 9%
Rushmoor 7Y% 10% 3% 21% 14% 3%
Surrey Heath 4% 2% 7% 14% 9% 7%
Housing
Market Area 6% 5% 6% 18% 12% 6%
South East 7% 7% 8% 23% 15% 8%
England 3% 4% 8% 16% 13% 8%

Source: Census. Note: data inclugdesvice personnel living in communal establishments. *Boundary changes between
the two authorities occurred in 1990 and so population figures not directly comparable to 1981

3.9 The older population (those aged 65+) make up around 15% of the populatiorwasla (Figure 3.4)
The number of people in the older age groups has shown much faster growth than other age groups
Figure3.5 shows thablder age groups have grown by over 25% over the last 10 years in the market are
as a wholeThere has been a sidigant increase in the number of people in advanced old age (85+) in the
housing market area, compared to the growth in the proportion of people in this age group in the South
East and England. The growth in the older age groups has been more mixed moRBusthich has
experienced a decline in the &8 age group and much modest growth in the®band 85+ age groups
than both Hart and Surrey Heath.

3.10 There are a range of implications for housing as a result of the ageing population:

=

older people are lesskely to move home than those of working age
1 there are higher levels of outright home ownership amongst older household

T AYONBIFaSR t80Sta 2F WdzyRSNJI 200dzLI A2y Q YR L

9 but reduced ability to maintain and repdiomes either because of mobility or low incomes
1 government policy of providing care in the home implying increased demand for domiciliary care

1 the increasing need for housing with care for those unable to remain in their own hagesXtra
care, residetial care and nursing)
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3.11 All three authorities have experienced a decline in the younger working age groups (agédcaf 30
44). This is in contrast to the growth in the younger group in the South East and England as a whole.

3.12

In contrast to trends at theegional and national level, both Hart and Surrey Heath have experienced
growth in the numbers of children aged1@ over the last 10 years. This may indicate that the two

authority areas are attractive places for families to locate. Whilst Rushmoor pasiexced growth in

the number of preschool children (aged-8), the Borough has experienced a decline in the number of

children (aged 84) and this is consistent with the migration data which suggests netmogration of
families from Rushmoor.

Figue 3.4: Age Profile of the Population in 2011

Housing

Age Hart Rushmoor | Surrey Heath| Market Area | South East England
0-4 6% 7% 6% 6% 6% 6%
5-9 6% 6% 6% 6% 6% 6%
1014 6% 6% 6% 6% 6% 6%
1519 6% 6% 6% 6% 6% 6%
20-24 5% 7% 5% 6% 6% 7%
25-29 5% 8% 5% 6% 6% 7%
3044 22% 24% 21% 22% 20% 21%
4559 21% 19% 21% 20% 20% 19%
60-64 6% 5% 6% 6% 6% 6%
6574 9% 7% 9% 8% 9% 9%
7584 5% 1% 6% 5% 6% 6%
85-89 1% 1% 1% 1% 2% 1%
90+ 1% 1% 1% 1% 1% 1%
Total 100% 100% 100% 100% 100% 100%

Source: Census 2011
Figure3.5: Change irPopulationby Age 200t 2011
Housing

Age Hart Rushmoor | Surrey Heath| Market Area South East England
0-4 11% 7% 4% 7% 13% 13%
5-9 6% -13% -3% -4% -4% -5%
10-14 6% -5% 4% 1% -1% -5%
1519 1% 8% 10% 6% 12% 10%
20-24 1% 3% 14% 5% 16% 22%
2529 -13% -10% -2% -9% 6% 12%
3044 -3% -2% -8% -4% -3% -2%
4559 7% 14% 9% 10% 10% 11%
60-64 39% 35% 31% 35% 39% 33%
6574 44% 12% 23% 26% 14% 11%
75-84 37% -1% 43% 26% 8% 6%
85-89 48% 16% 40% 34% 21% 22%
90+ 34% 35% 44% 38% 29% 28%
Total 9% 3% 7% 6% 8% 8%

Source: Census 2001 & 2011

3.13 Although the ageing of the population hdsmd a significant impact on the characteristiof

population, migrationis also a key component pbpulationchange.Both Hart and Surrey Heath have

the

experienced net irmigration over the last decade, although net migration in the last 5 years {2002)
has been very modest. In contrast, Rushmoor has experienced nemiguation over the decade.
Whether migration leads to a net increase of decrease in the overall populdtialso has an effect on
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the characteristics of the population. Broadlyetke has been net imigration of younger people in their
early 20s to Rushmoor and net out migration of older age groups and families. The reverse pattern is tru
for Hart and Surrey HeattMigrants generally originate from within the UK and in highaghbersfrom
neighbouring authorities (see Section 2)

Household Change

There werel07, 000households irthe housing market aremn 2011 (Figur&.6). Growth in households
has been faster than the growth in populatigrhousehold growth o32% over 30 years compared to
18% growth in the population. This has been driven by declining household size and has outgtigoped
rate of household growth at national and regional leS88lyears. It is important to notthat the number

of household in the housing market area grew I32% over last 30 years, a period which contained two
economic and housing market cyclds.the last 10 years the growth in the number of households has
been more modest in Rushmoor and Surrey Heath than at the national ayidned level. Household
growth in Hart has been above the national and regional level in-2001.

Figure 3.6 Household Population 1984 2011

change change change
1981 1991 2001 2011 2001-2011 | 1991-2011 | 19812011

Hart 25,700 29,100 32,500 35,500 9% 22% 38%
Rushmoor 27,300 30,500 35,300 36,300 3% 19% 33%
Surrey

Heath 26,600 29,100 31,700 33,500 6% 15% 26%
HMA 81,6100 90,800 101,500 107,400 6% 18% 32%
South East| 2,751,400| 2,967,700, 3,287,500, 3,555,500 8% 20% 29%
England 18,146,000/ 18,765,600 20,451,400 22,063,400 8% 18% 22%

Source: Census

Families account for around orthird of householdsin the housing market area and in each local
authority area, consistent with the South East dadgland as a whel(Figure3.7 at the end of this
section). There has been growth in the number of families in each authority over the last 10 years but
with greater growth in Hart (10%) and lower growth rates in Rushmoor (7%) and Surrey Heath (6%
compared to the South East (9%igure3.8 at the end of this section There has been a shift from
married couples with children to cohabiting couples with childreonsistent with national trends.
Overall, family households have experienced the greatest absolute growth over the peaiothcrease

of 2,600 households in the housing market area.

Couples account fojust over one third of all households in the housing market arand in each
authority. Rushmoor has experienced a decline in the number of couple households over the decade
with losses of couples without children and pensioner couples but with somermg#ie number of older
coupleswith non-dependent children.

Single households account f87% of households in the market area with a slightly higher proportion in
Rushmoor (28%) and lower proportions in Hart (24%) and Surrey Heath &%aps surprisingly, the
share of single people in the population has not changed over the decade. There has been absolut
growth in the population of single people over the decade of just under 2,000 people in the market area.
In Hart and Surrey Heath, modest growth has beeweairiequally by older people and other single adults
living alone. In Rushmoor, there has been a decline in the number of single older p€belavailable
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migration datasuggests this idue to outmigration of these householdsModest growth has therefer
been driven by an increase in the number of other younger single adults.

{AYyOS Hwnnmz GKS fINBSald LISNOSyidlFr3aIS IANRSGIK Ay K
KIa 3INRgYy o0& wmME: 2SN ( KkdtraitBraR R K Sott=ti®Bdng unlelatd&l  { ¢
individuals sharingpousing In absolute terms, the growth has been modest at just under 500 households
over the period. To some extent, these households may have similar characteristics to single householc
but comprisepeople unable to afford seHcontained accommodation or choog to share with other
individuals at a particular stage in their lieg. students or young professionalln Rushmoor, these
households include older Nepali households living in Houses in Multiplg &t

Conclusion

The population of the housing market area has grown by 18% over the last 30gqyaarscrease of
around 42,300 people. Households have grown by 32% as household size has declined over time. Tl
suggests there is significant potential for demographicngeain the next 30 years. Furthermore, the
period 19812011 takes in a full economic cycle, including two economic recessions and housing marke
peaks and troughs in 1990/91 and 2008/09.

The expansion of the household population is likely to continu@énlang term, even though the profile

of the growth may be interrupted by the recent economic downturn and further downturns in the future.
Projections for future growth of the population and households in the market ameapresentedin
Section 7, whiclsets out the implications for housing requirements.

A key issue evident from the review of past trends is the ageing of the population and particularly growth
of the number of people in advanced old age (85+). The needs of older people in the housingararke
further considered in Section 10.

The next section considers how the economy affects the demand and need for housing.
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2001 2011
Hart Rushmoor | Surrey Heath HMA Hart Rushmoor | Surrey Heath HMA
All Households 32,479 35,255 31,722 99,456 35,510 36,344 33,546 105,400
One persorg pensioner 3,407 4,202 3,463 11,072 3,715 3,410 3,648 10,773
One persorg, other 3,861 4,621 4,065 12,547 4,246 5,881 4,219 14,346
One persornt lone parents- all children non dependent 758 1,230 789 2,777 926 1,178 1,059 3,163
Single Person Households 8,026 10,053 8,317 26,396 8,887 10,469 8,926 28,282
Pensioner couple 2,890 2,219 2,894 8,003 3,653 2,183 3,366 9,202
Cohabiting coupleno children 1,680 2,305 1,593 5,578 1,810 2,245 1,711 5,766
Married couple- no children 5,746 4,855 5,282 15,883 5,618 4,608 4,914 15,140
Cohabiting coupleall childrennon dependent 91 127 96 314 168 181 196 545
Married couple- all children non dependent 2,291 2,076 2,206 6,573 2,385 2,086 2,303 6,774
Couples 12,698 11,582 12,071 36,351 13,634 11,303 12,490 37,427
Married couple with dependent children 8,130 7,702 7,480 23,312 8,224 7,292 7,378 22,894
Cohabiting couple with dependent children 719 1,367 779 2,865 1,270 1,610 1,137 4,017
Lone parent with dependent children 1,232 1,771 1,332 4,335 1,456 2,350 1,408 5,214
Other households with children 483 887 542 1,912 712 1,279 865 2,856
Families with Children 10,564 11,727 10,133 32,424 11,662 12,531 10,788 34,981
Student households 13 65 7 85 0 21 4 25
Other pensionehouseholds 101 99 65 265 90 82 72 244
Other households 1,077 1,729 1,129 3,935 1,237 1,938 1,266 4,441
Other multi person households 1,191 1,893 1,201 4,285 1,327 2,041 1,342 4,710

Source: Census 2011
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Figure3.8: Change in Number and PercentageHduseholds by Type 2064011

Hart Rushmoor Surrey Heath HMA South East England

Number % Number % Number % Number % Number % Number %
All Households 3,031 9% 1,089 3% 1,824 6% 5,944 6% 267,972 8% | 1,611,941 8%
One persort, pensioner 308 9% -792 -19% 185 5% -299 -3% -23,192 -5% -213,869 -7%
One persorg, other 385 10% 1,260 27% 154 4% 1,799 14% 108,878 23% 730,098 23%
One person lone parents- all 168 22% -52 -4% 270 34% 386 14% 21,722 25% -512,716 -82%
children non dependent
Single Person Households 861 11% 416 4% 609 7% 1,886 7% 107,408 10% 3,513 0%
Pensioner couple 763 26% -36 -2% 472 16% 1,199 15% -1,458 0% -36,988 -2%
Cohabiting coupleno 130 8% -60 -3% 118 7% 188 3% 23,055 13% 196,293 20%
children
Married couple- no children -128 -2% -247 -5% -368 -7% -743 -5% 8,254 2% 62,770 2%
Cohabiting coupleall 77 85% 54 43% 100 104% 231 74% 5,867 55% 42,134 64%
children non dependent
Married couple- all children 94 4% 10 0% 97 4% 201 3% 5,386 3% 16,164 1%
non dependent
Couples 936 7% -279 -2% 419 3% 1,076 3% 41,104 4% 280,373 4%
Married couple with 94 1% -410 -5% -102 -1% -418 -2% -15,392 -2% -215,445 -6%
dependent children
Cohabiting couple with 551 77% 243 18% 358 46% 1,152 40% 37,197 37% 229,707 35%
dependent children
Lone parent with dependent 224 18% 579 33% 76 6% 879 20% 44,817 26% 261,281 20%
children
Other householdsvith 229 47% 392 44% 323 60% 944 49% 18,722 30% 125,647 27%
children
Families with Children 1,098 10% 804 7% 655 6% 2,557 8% 85,344 9% 401,190 7%
Student households -13 -100% -44 -68% -3 -43% -60 -71% 7,102 61% 45,142 57%
Other pensioner households -11 -11% -17 -17% 7 11% -21 -8% -3,578 -25% -20,669 -25%
Other households 160 15% 209 12% 137 12% 506 13% 30,592 25% 246,011 33%
Other multi person 136 11% 148 8% 141 12% 425 10% 34,116 23% 270,484 30%
households

Source: Census 2011
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4. Jobs and Incomes

Summary

Economic and employment growth impadtirectly on housing demanbly stimulatingin-migration, as workers
move in to access jobs, and through increases in income and earnings. This feeds through into demand
or better housing.

There are around 128,600 jobs in the housing market area. 40% of these jobs are within Surre\3bhaith
Rushmoor and 26% in Hart. There has been a small net loss of employment since 2009 in the market :
whole, but this masks growth in Surrey Heath and a fairly substantial loss of jobs in Rushmoor over the p¢

In the 11 yeargo 2008, bebre the onset of the recession, around 7,000 jobs were added to the economy ¢
housing market areq around 650per annum. It is worth noting that employment projections for the peri
2011-2031 expect growth atvell overdouble this rate.

There has ben a shift towards part time employment in the market area with the number of part time
growing by 6,500 over the period 20@Q912.

The type of jobs available within the economy impacts upon local earnings and detsrminegreat extent
whether hauseholds can access housing and the tenure, type and size of property they can afford.

The proportion of residents employed as managers, directors and senior officials in the market &
consistent with the South East (11%) and England (10%). Hovikgguroportion is higher in Hart (13%) ar
lower than the regional average in Rushmoor (9%). Generally, there is an underrepresentation
occupations that are associated with higher levels of pay in Rushmoor compared to Hart and Surrey Heal

In 2013,levels of unemployment recorded by the numbers on job seekers allowance appegrdosund 2%
over the last two years. Overall, unemployment on this measure is not high by historic standards.

Household income growth is strongly correlated to increasedeémand for housing. Various academics h
modelled this relationship. Christine Whitehead of LSE and Cambridge Centre for Housing and |
Research finds that a 1% increase in household incomes tends to resugiréater than1% increase in the
demand for housing.

But thedistribution of household incomes and how the overall growth in household income is shared am
the household population is uneven. The wealthiest households tend to increase their incomes more
than the poorest over time. This impacts on household tenure choice, the type, size and quality of hom
are able to access.

Median household income in the housing market area is just over £36,000. That the majority of hous
have incomes of leghan £36,000 has obvious implications for the housing market, particularly in terms ¢
affordability of home ownership and also larger, family sized private rented properties.

The data shows around one quarter of househdlishe HMAhave an income édow £20,000 with a furthe
fifth in the range of £20,000 to £30,000.

There are over 12,500 individuals claiming one or more benefits because theyutirof work or unable to
work. This is 7% of the working age population andeédl below rates at the ational and regional level, thoug
the rate in Rushmoor (9%) is similar to the regional average.
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Introduction

This section presents evidence on the current position and past changes in the economy of the area an
considers the impact of jobs and incon@s the demand for housing. In particular, income patterns feed
into the assessment of the need for affordable housing. Past trends in terms of job growth are comparec
to forecasts to make a balanced assessment of the need for housing to support ecorewsimpanent.

The recent economic recession and prolonged downturn has made it very apparent how the economy
impacts on the housing market. Economic and employment growth impact directly on housing demanc
through inmigration, as workers move in to accesbgpand through increases in income and earnings.
This feeds through into demand for more or better housing.

Household income impacts on housing in the following ways:

T

Household income growth is strongly correlated to increases in demand for housingud/ar
academics have modelled this relationship. Christine Whitehead of LSE and Cambridge Centre f
Housing and Planning Research finds that a 1% increase in household incomes tends to result in
greater thanl% increase in the demand for housing.

Thedistribution of household incomes and how the overall growth in household income is shared
amongst the household population. In short, it is not shared evenly. The wealthiest households tend
to increase their incomes more rapidly than the poorest over tifibis impacts on household
tenure choice, the type, size and qualitffrmmes they are able to access

The rest of this section presents evidence on thaureof the economy in this area and how this affects
the demand and need for housing:

1 Employment ad Unemployment

1 Earnings and Households Incomes

Employment and Unemployment

There arel72,300people aged between 16 and 64time housing market areg a common measure of
the size of the work force, thouglthe majority of 1618 year olds may be in full time education (though
some will have jobs as well); and some people aged 64e&vork and due to a number afconomic and
social factorsnore of this age group are doing.90f the working age populatioi@5%are in employment
with higher levels of employment in Hart and Surrey He&igure4.1).
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Figure4.1: Economic Activity and Employment in 2013

Hart Rushmoor | Surrey HMA South East| England
Heath

Population aged 164 57,000 62,900 52,400 172,300 5,434,300| 33,789,200
of which, economically active 83% 76% 84% 80% 80% 78%
in employment 80% 71% 77% 75% 64% 71%
unemployed 4% 6% 9% 5% 6% 8%
of which, economically 18% 25% 16% 20% 20% 22%
inactive
would like a job 19% 22% na na 27% 24%
not seeking work 81% 78% 92% 83% 73% 76%
1: managers, directors and 13% 9% 10% 11% 11% 10%
senior officials
2: professional occupations 28% 14% 26% 23% 21% 20%
3: assogiate prof & tech 18% 14% 13% 15% 16% 14%
occupations
4: administrative and 9% 13% 12% 11% 11% 11%
secretarial occupations
5: skilled trades occupations 7% 13% 9% 9% 10% 10%
6: caring, leisure and other 7% 11% 12% 10% 9% 9%
service occupations
7 sales.and customer servic 8% 9% 8% 8% 7% 8%
occupations
8: process, plant and machin 6% 6% 5% 6%
operatives
9: elementary occupations 5% 12% 10% 9% 10% 11%

Source: ONS Annual Population Survey 2013

In 2013, levels of unemployment recorded by the numbers on job seekers allowance appeartnvnd

2% ovetthe last two yeargsee Figure 4.5Dverall, unemployment on this measure is not high by historic
standards. However the Annual Population Survey identified that around 5% of the working age
population as being unemployment, with markedly higher unempmlegt in Surrey Heath than Hagee
Figure 4.1)

Most of those working age people who are not in employment are not seeking work. However, around
one fifth of those who are working age but not economically active would like a job. Typically, factors
sudh as unaffordable childcare make it difficult for some people to find suitable employment even when
jobs are available.

The type of jobs available within the economy imgagpon local earnings and determine to a great
extent whether households can accdgnising and the tenure, type and size of property they can afford.

The proportion of residents employed as managers, directors and senior officials in the market area i
consistent with the South East (11%) and England (10%). However, the proportigineisin Hart (13%)

and lower than the regional average in Rushmoor (9%). Generally, there is an underrepresentation in thi
occupations that are associated with higher levels of payRushmoor compared to Hart and Surrey
Heath. Conversely, Rushmoor ha® overrepresentation of those in skilled trades and elementary
occupationg; the latter particularly associated with lower wages.
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4.10 It is interesting to note that levels of s@mployment within Hart appear to be higher than the regional
and nationalaverage at 17% of those in employmeralimost 8,000 people. In contrast, selinployment
levels in Rushmoor are significantly lower than the national and regional levels at just 7%.

Figure4. 2: Self Employment in 2013

Hart Rushmoor Surrey Heath | HMA South East England
Seltemployment 7,600 3,200 5,900 16,700 593,200 3,300,500
% 17% 7% 15% 13% 15% 14%
Employees 37,700 41,300 34,200 113,200 3,474,200 20,836,100
% 83% 93% 85% 87% 85% 86%
In employment 45,300 44,500 40,100 129,900 4,067,400 24,136,600

Source: ONS Annual Population Survey 2013

4.11 Figure4.3 presents data on the number of jobs within each of the authority areas and within authorities
in the surrounding area. Figures are presented for a 15 year period but separated inte20@®&nd
20092012 because of discontinuities in the ONS methodolddne two periods are also characterised by
different economic circumstances. Broadly, 12988 was aperiod of economic and employment
growth at the national level. In contrast, the UK economy experienced a recession #2@0@&ollowing
the onset of he credit crunchAlthough national GDP shrank for four consecutive quarters from Q2 2008
to Q2 2009, employment levels continued to decline into early 2010 even after the economy had
returned to growth.

4.12 The following observations can be made from the &gment data:

1 There are around 12800 jobs in the housing market ared0% of these jobs are within Surrey
Heath, 35% in Rushmoor and 26% in Hart. There has been a small net loss of employment since 20
in the market area as a whole but this masks growtisurrey Heath and fairly substantial loss of
jobs in Rushmoor over the period.

1 The employment fortunes of neighbouring authorities present a mixed picture with two of the
largest economieg Reading and Guildforgexperiencing growth in employment recent years but
Basingstoke and Deane and RBWM experiencing a decline in employment.

1 In the 11 yearsto 2008, before the onset of the recession, around 7,000 jobs were added to the
economy of the housing marketrea¢ around 650per annum.lt is worth noting that employment
projections which areanalysedin Section7 in relation to the development of the objectively
assessed housing neeekpect growth atmore thandouble this ratefor the period 20112031 The
projections thereforeappear topresentunrealistic rateof growth in relation tathe past

1 Figure4.4 suggests that there has been a shift towards part time employment with the number of
part time jobs growing by 6,500 over the period 2adf1®2. Conversely, there was a similar sized
loss of @l time jobs in the market area. This has implications for the housing market since the
increase in part time work is likely to reduce household incomes on the whole. It is also more
difficult to anticipate how future economic growth might translate irdmployment growth. For
example, instead of increasing overall employment in response to growth, companies may expanc
part time jobs into full time.
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1998 2008 Change % 2009 2012 Change | %
19982008 2009
2012

Hart 29,400 35,300 5,900 20% 33,600 33,500 -100 0%
Rushmoor 43,600 46,000 2,400 5% 45,500 43,700 -1,800 -4%
Surrey Heath 43,500 42,400 -1,100 -3% 49,800 51,500 1,700 3%
HMA 116,500 123,600 7,100 6% 128,900 128,600 -200 0%
Basingstoke and 70,800 83,600 12,800 18% 82,400 79,800 -2,600 -3%
Deane

Bracknell Forest 55,500 62,800 7,300 13% 56,500 56,900 400 1%
East Hampshire 35,800 46,100 10,200 29% 44,200 45,200 1,000 2%
Elmbridge 51,700 54,200 2,500 5% 54,100 55,200 1,100 2%
Guildford 62,800 71,700 8,800 14% 72,000 74,400 2,300 3%
Reading 89,800 97,300 7,500 8% 92,600 95,500 2,900 3%
Runnymede 38,100 48,900 10,800 28% 50,700 54,100 3,400 7%
Spelthorné 52,400 36,700 -15,700| -30% 35,800 35,100 -700 -2%
Waverley 45,600 50,500 4,900 11% 49,800 47,700 -2,100 -4%
RBWM 69,900 75,100 5,200 7% 74,600 73,300 -1,300 -2%
Woking 39,700 45,700 6,000 15% 46,200 46,000 -300 -1%
Wokingham 56,300 68,900 12,600 22% 67,900 68,400 500 1%
South East 3,425,100 3,757,700 332,600 10%| 3,727,200, 3,767,000 39,900 1%
England 21,155,000| 23,073,700 1,918,700 9% | 23,064,700| 23,225,400 160,800 1%

Source: ABI (1998008), BRES (20@®12). Note discontinuities in the ABI and BRES methodology seahgeriods cannot be
directly compared*Spelthorne figures look questionable, particularly in the context of growth in all the other authority areas.

Figure4.4: Part Time Employment Growth 2062012

2009 2012 Change %
Hart 10,100 11,200 1,100 11%
Rushmoor 11,500 12,300 800 7%
Surrey Heath 13,200 17,800 4,600 35%
HMA 36,809 43,312 6,500 18%

Source: BRES (202012)
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Figure4.5: Unemploymentg Number of Working Age People Claiming Job Seekers Allowance
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Source: Job Seekers AllowanceNBMIS

4.13 Unemployment as measured by the claimant courd, not high by historic levels or compared to the
regional or mtional averageBut this needs to be viewed in the context of the employment data which
shows the expansion in part time employment.idtlikely that there are fairly significant numbers of
people who have jobs and so do not feature in the unemployment figibrgsdo not have as many hours
as they would like or need.

Earnings and Household Incomes

4.14 Average earnings the market arean 2012 were 28,800, with higher levels in Hart and Surrey Heath
than in Rushmoor, though average earnings in Rushmoor are above those at the national and region:
level. Howeverthis figure is affected by those iraf time employment Average full time eaings were
£32,000. This compares td®8,700 in the Souttleastregion.
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Figure4. 6: Annual Earnings of Residents 2000812
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Hart Rushmoor | Surrey HMA South East | England
Heath
Gross Median £30600 £25,100 £30,900 £28,800 £24,000 £22,200
Change last 5 £1,300 £2,500 £2,300 £2,000 £1,100 £1,000
years
% Change last 5 5% 11% 8% 8% 5% 5%
years
Change last 10 £6400 £2,300 £5,100 £4,600 £4,100 £4,300
years
% change last 10 26% 10% 20% 19% 21% 24%
years
Full time Median | £34,%0 £28,300 £36,300 £32,900 £29,700 £27,400
Change last 5 £1300 £1,900 £3,100 £2,000 £1,900 £1,800
years
% change last 5 4% 7% 9% 0% 7% 7%
years
Change last 10 £3,500 £3,700 £7,000 £4,700 £5,900 £5,900
years
% change last 10 11% 15% 24% 16% 25% 27%
years

Source: Annual Survey of Hours and Earnings. Rounded to nearest £100

It is important to understand local income levels as these (along with prices and/ngtt are discussed

in Section 7) willdetermine levels of affordability and provide an indication of the potential for
intermediate housing. Data about total household income has been modelled on the basis of a number o
different sources of information to provide both an overall average ine@mnd the likely distribution of
incomes in each area. The key sources of data include:

1 CACI fromWealth of the Nation 2012 to provide an overall national average income figure for
benchmarking

1 English Housing Surveyo provide information about the diribution of incomes (taking account of
variation by tenure in particular)

1 ONS modelled income estimates and Annual Survey of Hours and Earnings (A8HIE}ist in
providing morelocalised income estimates (i.mdividual local authorities)

Median household income in the housing market area is just over £36,000. It is higher than mediar
individual earnings because some households have two earméeslian earnings and incomese used

more extensively in this studipgecause mean household inoes are skewed by a small number of
households with very high earnings. That the majority of households have incomes of less than £36,20



4.17

4.18

4.19

Page| 37

has obvious implications for the housing market, particularly in terms of the affordability of home
ownership and alstarger, family sized private rented properties.

Figure 4.7: Average Household Income

Mean income Median income
Hart £52,900 £40,200
Rushmoor £40,100 £30,500
Surrey Heath £51,400 £39,100
HMA £48,000 £36,200

Source: Justin Gardner Consulting, derifrech ASHE, SEH, CACI and ONS data

Figure4.8 shows the distribution of household incomes for the whole of the market.arée data shows
around one quarter of households have an income below £20,000 with a further fifth in the range of
£20,000 to £30,000.

Given that the information above has been based on data drawn from a number of sourcesetuisto
cross checkhe data where possible. For Hart and Surrey Heath figne®@e been checkedgainst those

in the CACI Wealth of the Nation report (for 20&2his is due to these two authorities both featuring in
0KS Wi2L) Sy Q KiktBeKcButiy This yoOreeYs@ggebtdNa laierage (mean) income of
£50,500for Hart and£50,100for Surrey Heath. Both of these figures are clos¢heomodelled estimates
shown in Figure 4.%hich would suggest thamodelling use to establish household income data is
robust.

In Rushmoor, no such direct data exists; however, the previous SHMA in 2008/9 which was based on
household survey, suggests that incomes in Rushmoor were 74% of the average for Hart and 73% of tl
average for Surrey Heath. The modelled data above putsetifigures at 76% and 78%. Again these
differences are not significant and suggest that the estimated figures for Rushmoor are of the right order
of magnitude.

Figure4.8: Distribution of Household Income Hart, Rushmoor, Surrey Heath HMA

25%

20.8%

Proportion of households in

Under 10k£10k to £20K20k to £30&30k to £40840k to £50&50k to £60K60k to £80k £80k to  Over £100k
£100k

Source: Derived from ASHE, SEH, CACI and ONS data
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Figure4.9: Number of Benefit Claimants by Type of Benefit

Hart Rushmoor| Surrey Heath | HMA South East | England
Single Benefits
Carers allowance (CA) 290 410 300 1,000 40,320| 300,580
Disability living allowance (DLA) 460 640 460 1,560 57,420 385,060
Incapacity benefit (IB) or ESA 450 1,000 560 | 2,010 97,090 830,630
Income support (IS)/pension 280 670 340 1,290 56,250 457,640
credit (PC)
Job seekers allowanc@SA) 550 1,260 760| 2,570 114,370| 1,128,860
Severe disablement allowance 10 ~) ~) 10 500 3,120
(SDA)
Widows benefit (WB) 30 20 30 80 2,950 18,770
Multiple benefits
DLA and SDA 40 40 10 90 3,970 27,340
IB/ESA and DLA 530 1,100 620| 2,250 100,620 797,910
IS/PC and CA 90 200 120 410 21,050| 191,640
IS/PC and IB/SDA 30 50 30 110 6,500 74,770
IS/PC, DLA and SDA 80 130 90 300 14,440 104,360
IS/PC, IB and DLA 50 110 60 220 14,480| 127,500
Other combinations 150 260 180 590 25,900 196,860
¢20Ft Ww2dzi 27F ¢ 3,030 5,910 3,580| 12,520 555,850 4,645,040
% claiming 'out of work' benefits 5% 9% 7% 7% 10% 14
Total Housing Benefit Claimants 2,680 6,730 3,070| 12,480 546,920 | 4,307,610
Source: DWP

4.20 There are ovef 2,500 individualsclaiming one or more benefits because they are out of work or unable
to work (Figure4.9). This is7% of the working age population and e®onsiderablybelow rates at the
nationaland regional levethoughthe rate in Rushmoor (9%) is similar to the regibaverageA similar
number of people; or households claim housing benefit.

Conclusion

4.21 Economic and employment growth impadtirectly on housig demand through kmigrationas workers
move in to access jobs, and through increases in income andngarnThis feeds through into demand
for more or better housing.Local income levels presented in this section (along with prices and rent in
discussed irSection 6) determine levels of affordability and provide an indication of the potential for
intermedate housing (taken forward in Sémh 8). Average householdcomes in the market area are
around £36,000 and earnings are above the levels in the South East and England as a whol
Nevertheless, the majority of new households in the market area havdfitient incomes to afford
home ownership.

4.22 The next section examines the stock of housing in the market area and, in particular, changes in tenure ¢
housing over time which in part reflect the difficulty in accessing home ownership.
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5. Housing Stock and Supply

Summary

There are 105,400 homes in the market area, with the stdistributed fairly evenly between the three
authorities. The majority (73%) of households in the market area own their homes (either outright or k
with a mortgage) but with lower levels in Rushmoor (64%) and higher levels in Hart (78%) and Surre
(77%)

The number and proportion of owner occupiers has fallever the last 10 yearsThere are 1,200 fewer hom
owners in the housing market area in 2011 compared to 2001.

There has been a significant shift in tenure over the last 10 years, with households nmiwieg entering the
private rented sector rather than home ownership or social renting.

¢KSNB | NB 2dzaid dzy RSN mcInnn K2dzaSK2f Ra fAQGAy3
the housing market area in 2011. This number haseased by 50% over the last 10 years. The private re
sector now accounts for 15% of all housing in the market area, up fronufjstr 11% in 2001However, the
proportion of households living in the PRS remains below the level in the South EastgladdEat 18% of a
households.

The social rented sector has fallen in sizerahe last 30 yearsThis is not just as a proportion of all househo
as other sectors have grown but also represents an absolute loss of stock of around 2,500 homige fsocial
rented sector. Mere are now under 12,000 social rented homes in the market area.

The majority of homes in the market area have 3 or more bedrooms although there are significant differe
the stock of the three authorities with a higher prapion of smaller (1 and 2 bedroom) properties in Rushm
(40% of all homes) compared to Hart (26%) and Surrey Heath (27%). To some extengxpiaired bythe

differences in tenure mix by area, with smaller homes more likely to be privately rentktheger homes morg
likely to be owner occupied.

One fifth of private and social rented dwellings in Rushmoor are overcrowdbdt is lacking in one or mor
bedrooms. Thd means that as families grow they often spend a long time waiting to-heusedand many will
never be rehoused because & shortageof larger social rented properties.

In the market sector in Hart, the largest proportionr@w housingcompletions has beeof 3 bedroom houses
followed by 4 bedroom houses and then equal proportiaf 2 and 5 bed homes. In the affordable sector,
largest proportion ofhousingcompletions have been 2 bedroom flats, followed by 1 bedroom flats ar
bedroom houses.

In Rushmoor the largest proportion of completions has been 2 bedroom flats, closely followed by 1 be
flats. The pattern of market and affordable development in Rushmoor has been very similar.

In 2012/13 in Surrey Heath, in the market sector 60% ofifgetions were 3 bedrooms or larger. In the sog
rented sector, all new completions were provided as 1 and 2 bedroom properties.
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Introduction

This section presents evidence on the stock of housing within the three authorities in terms of the tenure,
type and size of properties available. Dramatic changes in tenure over the last 10 years need to b
considered as part of the overall picture in understanding housing needs and how they can best be mef
The nature of the existing stock, in terms of tenuyge and size also feeds into considerations about the
mix of housing that might be required in the future.

The rest of this section presents evidence on:
9 The tenure of the housing stock

91 Dwelling type and size

1 Occupancy and overcrowding

1 Recent completios by type and size
Tenure

There are 105,400 homes in the market area, with the stock shared fairly evenly between the three
authorities. The majority 7{3%) of household&n the market areaown their homes (either outright or
buying with a mortgagebput with lower levels in Rushmoor (64%) and higher levels in Hart (Z860)
Surrey Heath (77%}Figure5.1). The proportion of home owners in Rushmoor is below that of the South
East region but in line with England as a whole.

Howeverthe number andproportion of owner occupiers has fallen over the last 10 yékigure5.2).

There are 1,200 fewer home owners in the housing market area in 2011 compared to 2001. The
proportion of home owners has fallen to 73% from 78% in 20B8@me ownershipin the HVA is now
below thelevel it was in 199{76%)

There has been a significant shift in tenure over the last 10 years in particular, with households movin
into or entering the private rented sector rather thanine ownership or social renting

Therewerejustunder 1& nnn K2 dzZASK2f Ra fAGAY3a Ay (GKS LINR DI i
T NXBirs thed housing market area in 201This number haicreased by 50%ver the last 10 years
(Figure5.3). The private ented sector now accounts for ¥of all housing in thenarket area, up from

just under 11% in 2001 and previous yedtf®wever, the proportion of househdddiving in the PRS
remains below the level in the South East and England at 18% of all households. There are higher levels
rentingin Rushmoor with 18% of households in the PRS and a further 16% in the social rented sector.

The larger private and social rented sectors in Rushmoor has implications for housing need. Househol
on lower incomes tend to gravitate to areas with greateaiability of affordable housing either in the
private rented or social rented sectors because there is greater prospect they will find suitable
accommodation. It is likely that a proportion of households who find private rented accommodation with
housing benefit will alsary to register with the local authority for social rented housiMhilst the PRS

may be affordable with the support of housing benefit, it does not proveleants with security of
tenure.
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The larger social rented sector also geates its own needs.g.asa householdgrowsand need to move

to larger homes or when grown up children form their own families. It is important to stress that
K2dzaSK2f Ra gAftf 2yte 0SS StA3IA0ES (2 22ihyghitenadaa KY
relation to priority needs. Neverthelesshis will have a knock on impact on the level of affordable
housing estimated as required in Rushmoor compared to Hart and Surrey atedthisis partly due to

the existence of a larger rented sect

Figure5.1 Tenure in 2011

Owned | Outright With Shared Private Social
mortgage ownership Rented Rented
Hart 78% 36% 43% 1% 13% 8%
Rushmoor 64% 23% 40% 2% 18% 16%
Surrey Heath 77% 35% 42% 1% 13% 9%
HMA 73% 31% 33% 1% 15% 11%
South East 68% 33% 35% 1% 18% 14%
England 63% 31% 33% 1% 18% 18%

Source: Census 2011

The social rented sector has fallen in size over the last 30 years (F@)yreThis is not just as a
proportion of all households as other sectors have grplut alsoas a result oan absolute loss of stock

of around 2,500 homes from the social rented sector (Fidi4é. There are now under 12,000 social
rented homes in the market area. This is likely to be due to the Right to Buy programme and other
programmes that have led to derition or disposal of somewellings without replacementThere has

been some growth in the social rented sector in the last decade but the size of the stock still remain:s
below the level recorded in 1981.

Figure5.2: Tenure Change over the last 10 yea201-2011) (Number of Households)

Owned Private Rented Social Rented
Hart 1,320 1,320 -5
Rushmoor -2,630 2,510 550
Surrey Heath 70 1,260 230
HMA -1,240 5,090 780
South East -26,90 227,130 28,510
England -79,100 1,554,460 -37,180

Source: Census

The intermediate sector has also emerged as a new tenure over the last 10 years, though its share of tt
stock is still small (just 1% in all areas with the exception of Rushmoor witsf achouseholds being
shared ownerk

Figure5.3: Tenure Changever the last 10 years (2062011) (Percentage Change)

Owned Private Rented Social Rented
Hart 5% 40% 0%
Rushmoor -10% 60% 10%
Surrey Heath 0% 40% 8%
HMA 2% 48% 7%
South East -1% 57% 6%
England -1% 63% -1%

Source: Census




Figure5.4: TenureChange over the last 30 years (198011) (Number of Households)

Owned Private Rented Social Rented
Hart 9,900 1,800 -500
Rushmoor 9,10 1,900 -800
Surrey Heath 8,300 1,500 -1,200
HMA 27,200 5,200 -2,500
South East 770,700 315,8® -99,300
England 4,344 50 2,1%,000 -1,260,@0
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Source: Census (figures rounded to nearest 100)

Figure5.5: Tenure Change over the last 30 years (128111) (Percentage Change)

Owned Private Rented Social Rented
Hart 55% 64% -16%
Rushmoor 65% 40% -12%
Surrey Heath 47% 52% -28%
HMA 55% 50% -18%
South East 47% 102% -17%
England 45% 116% -24%

Source: Census

5.11 As well as the growth of the private rented sector, the clearest development over the last decade has

5.12

5.13

been the fall in the number and proportion of households entering home ownersttipse buying with

a mortgage. In the early part of the decade the fiall home ownership was driven by declining
affordability as rises in house prices significantly out stripped the growth in earnings and household
incomes. However, since 2007 and the onset of the credit crunch, affordability as measured by the
relationship between earnings and prices has improved, yet the accessibility of home ownership has
continued to decline because of the contraction of the mortgage market.

Dwelling Size and Type

Themajority of homes in the market area hateree or more bedroomsalthough there are significant
differences in the stock of the three authoriti@gth a higher proportion of smaller (1 and 2 bedroom)
properties in Rushmoor (40% of all homes) compared to Hart (26%) and Surrey HeathT(2&udme
extent thisexplainsthe differences in tenuremix by area, with smaller homes more likely to be privately
rented and larger homes more likely to be owner occupied

Figure5.6: Dwelling Size (2011)

1 bedroom | 2 bedroom | 3 bedroom | 4 bedroom | 5+ bedroom | Total
Hart 7% 19% 36% 29% 9% 100%
Rushmoor 13% 27% 44% 13% 3% 100%
Surrey Heath | 8% 19% 37% 27% 10% 100%
HMA 9% 22% 39% 23% 7% 100%
South East 12% 26% 39% 17% 6% 100%
England 12% 28% 41% 14% 5% 100%

Source: Census 2011

There are fundamentally different dynamics in operation within the owner occupied, private rented and
social rented sectors which impact on the nature of properties in these three sectors.
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5.14 The owner occupied sector is driven by income and wealth not demographics. Owners do not buy o

5.15

5.16

200dzLle aAT S 27T Ky2heSzedl Kod&theWbdrSa§dRdQMadydiigle people or couples
buy 3 or 4 bed homes. It is not possible thereforeekrapolate that growth in single person households
in the future will translate into demand for 1 bedroom homes. What is more relevant in the market
sector is household incombousehold income distributigrand accumulated housing equity

In the owner ocupied sector, almost three quarters of homes in Rushmoor hhvee or more
bedrooms and the proportion is higher in both Hart (83%) and Surrey Heath (81%) @-rgurecontrast
over half of private rented homes have just 1 or 2 bedroom and aroundhivds of social rented homes
have just 1 or 2 bedrooms.

Demand for different types and sizes of homes in the public sector (social rented sector and private
rented sector whee households are supported by housingnkefit) is more closely driven by
demogaphics since local authority allocation policies and housing benefit levels are related to household
size. In the social sector, households are allocated a property that meets their minimum requirements
and these are far from generous.

Figure5.7: Numberof Bedrooms in Homes of Differerfienures, Percentage of Dwellings

| Hart | Rushmoor | Surrey Heath| South East | England
Owned
1 bedroom 3% 6% 4% 5% 4%
2 bedrooms 14% 22% 15% 22% 23%
3 bedrooms 37% 51% 38% 44% 48%
4 bedrooms 35% 17% 33% 22% 19%
5 or more 11% 3% 11% 8% 6%
bedrooms
Private Rented
1 bedroom 15% 21% 17% 24% 23%
2 bedrooms 37% 34% 36% 37% 39%
3 bedrooms 33% 35% 30% 27% 28%
4 bedrooms 12% 8% 12% 8% 7%
5 or more 3% 2% 5% 4% 3%
bedrooms
Social Rented

1 bedroom 28% 30% 31% 32% 31%
2 bedrooms 36% 37% 29% 33% 34%
3 bedrooms 32% 28% 37% 31% 31%
4 bedrooms 3% 4% 3% 3% 3%
5 or more 0% 1% 1% 1% 1%
bedrooms

Source: Census 2011

5.17 Although the owner occupied sector is the dominant tenunaeder 3% of the stockif 2013 4,700

properties) is soléach year. There is no puljiaccessible data available on the size of properties traded
but transactions by type show that there is an even split between sales in larger (detached properties
and smaller (flats and terraces) in thearket area The social rented sector has a similar turnover to the
owner occupied sectog just 5% of homes are et each year, aroun@00 per annumacross the market

area Data shows that 1 and 2 bedroom properties ardetenore frequently.
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In contrast, turnover in the private med sector is estimated at 33% hat is, one third of all PRS
properties are let each year. the market areathis amounts to aroun&,300 properties and therefore
equals thesupply in the owner occupied and social sectmombinedand represents aroundne half d

all supply each year. This estimate could also be regarded as conservative since research by tl
Association of Residential Lettings Agents (ARLAests that average tenancies are 18 months long.
This would imply that private rented properties are #let every other year on averagea turnover of

50% of the stock annually.

Overall, this implies most of the homes available each year are smaller properties (since the PRS is bias
towards 2 beds). Given thaupply is dominated by the private rented sector the available properties are
also more likely to be in poor coiidn than the stock as a whole according to the English Housing
Survey

Figure5.8: Number of Bedrooms in Homes of Different Tenures, Number of Dwellings

| Hart | Rushmoor | Surrey Heath | South East | England
Owned
1 bedroom 870 1,420 970 111,660 542,18
2 bedrooms 4,060 5,310 3,790 540,080 3,248,460
3 bedrooms 10,320 12,040 9,790 1,066,120 6,751,850
4 bedrooms 9,740 4,150 8,500 539,320 2,756,190
5 or more 3,160 830 2,990 186,620 850,110
bedrooms
Private Rented
1 bedroom 680 1,420 760 152,550 904,010
2 bedrooms 1,740 2,250 1,580 232,160 1,552,980
3 bedrooms 1,540 2,350 1,320 166,900 1,134,980
4 bedrooms 550 530 550 49,830 286,760
5 or more 130 140 210 22,760 132,320
bedrooms
Social Rented
1 bedroom 760 1,810 960 158,080 1,202,640
2 bedrooms 990 2,200 890 160,750 1,343,640
3 bedrooms 880 1,660 1,140 150,650 1,201,390
4 bedrooms 80 220 80 14,740 123,590
5 or more 10 50 20 3,250 32,290
bedrooms

Source: Census 2011

It is not possible to measure the change in the number of dwellings of different sizes over time because i
is only in the most recent Census (2011) that the numbebexfrooms has ben recorded. However,
Figuress.9 and5.10 shed some light on the changing nature of the housing stock over the last 10 years.

Figure5.9 presents data on the proportion of different dwelling types in the stock. There is a strong bias
towards detached homes in Hart and Surrey Heath with very few of these larger properties in Rushmoor
Rushmoor has a high proportion of flagdoth purpose built and those in converted dwelling25% of

the stock as a whole. This is above the level in both Slouth East and England. This pattern is not
untypical of other towns and cities.
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Figure5.9: Type of Housing in 2011

Detached | Semi Terraced | Flats- purpose | Flats- Other
detached built conversions
Hart 44% 25% 18% 9% 1% 2%
Rushmoor 17% 32% 25% 22% 3% 2%
Surrey Heath 45% 25% 13% 13% 2% 2%
HMA 22% 28% 19% 15% 2% 2%
South East 28% 28% 22% 16% 4% 2%
England 22% 31% 25% 17% 2% 2%

Source: Census 2011

The Census suggests the stock has increased by 6,800 dwellings between 2001 amal tb@ltharket

area as a whole the greatest growth has béethe number of purpose built flats. Over 4,600 have been
added to the stock over the decade, the majority within Rushmoor. Interestingly, there appears to have
been a net loss of flats in conved buildings.The growth in flatted development has been a national
phenomenon and is the result of a number of factors:

91 In the market sector, rising prices and declining affordability mean households are forced to occupy
less space or households are ablto buy less space for their money

9 The emergence of the buy to let market with investors willing to buy off plan andskieg the
development of apartments (which have to be baill at once, unlike houses which can be trickled
out according to demand)

9 The growth of the private rented sector and greater willingness of renting households to live in flats.

9 Planning policy has encouraged or allowed higher density development on brownfieldSzites.
brownfield sites may be challenging in terms of viapilbecause of the higher cost of site
preparation and higher densitiesnhelp to improve viability.

1 The delivery of new affordable homes is increasingly tied to the development of new market homes.
By and large, the type and size of affordable propertielivered reflects the pattern of market
homes.

It is interesting to note thathe largest numbers of dwellings added to the stock in Hart and Surrey Heath
hawe been detached homes (Figusel0). In contrast, Rushmoor has experienced a net loss of dedach
homes;these are likely to have been converted to other dwelling typas subdivided into smaller
properties or demolished with the land used to build other properties.

It is also worth noting that there is likely to have been a significant increaeger dwellings through
extensions to existing properties. Research by Cambridge University in 2004 found that more 4 be
properties had been created through extension and conversion over the previous 10 years than were
built by developers in South Bas

Rushmoor has experienced a net loss of detached dwellings over the last 10 years. It does not appear th
these have been converted into flats since there has been a small net reduction in flats developed fron
conversions. However, there has been ansigant increase in the number of purpose build flats in
Rushmoor and the other two authorities. It is likely that some demolition of detached dwellings has
occurred, with development of flats on the same plot.



5.26

Page| 46

Figure5.10: Increase in DifferenDwelling Types over Last 10 Years (2D 1)

Detached | Semi Terraced Flats- Flats- Other
detached purpose built | conversions
Hart 1,000 820 500 850 -10 50
Rushmoor -720 30 -100 2,450 -90 -30
Surrey Heath 340 260 190 1,310 -30 -60
HMA 610 1,110 590 4,620 -130 -50
South East 41,110 54,400 43,330 153,440 7,380 3,410
England 341,270 362,220 147,830 869,240 26,700 22,900
Source: Census 2011
Figure5.11: Increase in Different Dwelling Types over Last 10 Years (Zu1l)
Detached Semi Terraced Flats- Flats- Other
detached purpose built | conversions
Hart 7% 10% 8% 34% -4% 9%
Rushmoor -10% 0% -1% 43% -8% -5%
Surrey Heath 2% 3% 4% 39% -5% -10%
HMA 2% 4% 3% 40% -6% -3%
South East 4% 6% 6% 35% 6% 5%
England 7% 5% 3% 29% 3% 7%

Source: Censuzl11

Occupancy and Overcrowding

Figure5.12: Overcrowding (Households Lacking 1 or more Bedroamblart, Rushmoor and Surrey
Heath by Tenure

All Owned Private Rented Social Rented
Hart 1,380 440 530 410
Rushmoor 3,690 1,140 1,390 1,150
Surrey Heath 1,690 580 590 520
HMA 6,760 2,160 2,510 2,080
South East 265,90 67,10 114,78 84,110
England 1,928600 460,110 808,960 659,530
Percentage % All Owned Private Rented Social Rented
Hart 4% 2% 11% 15%
Rushmoor 10% 5% 21% 19%
Surrey Heath 5% 2% 13% 17%
HMA 6% 3% 16% 18%
South East 7% 3% 18% 17%
England 9% 3% 20% 17%

Source: Census 201Qccupancy rating calculated from bedroom standard which is generally regarded as outdated.

Overcrowding does not appear to be a major problen the stock as wholeg at 6% of all dwellings:

the market area(Figure5.11). This compares to 9%ationally. However, there are higher rates of

overcrowding inRushmoor at 10% of all dwellings andtlwe social and private rented sectois all
authorities. One fifth of private and social rented dwellings in Rushrmayeiovercrowdedg that islacking
in one or more bedrooms.
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There are a number of reasons tbe increase in overcrowding

1 There is a shortage of social rented housing, compared to the nuofbeeople who need it. This
means that as families grow they often spend a long time waiting to Heouvsed and many will
never be rehoused because of thehortageof larger social rented properties.

1 Manyof those receiving housing benefit live in thavate rented sector. The sector houses those on
GKS t26SaiG AyO2YSad {2YS LIS2LXS Ay GKSed w{
multiple individuals or households sharing a property and splitting the rent.

1 38%of those who receive housing befit live in the PRS (Figut®). Housing benefit is awarded on
the basis of household size. In this way it is rationed in the same way as social rented housing
Households will fully occupy their properties because their housing benefit will only stetitie
size of property that meets their basic needdhanges tchousingbenefit, which have included
reducing the amount paid to cover the lowest 30% of rents (rather than median levels) and housing
benefit levels increasing in line with CPI rather tHiAl, have reduced the resources available to
thoseon housing benefit and are likely to have had knock on consequences for the ability to tenants
to access suitably sized accommodation.

Figure5.13: Housing Benefit Claimants by Tenure

Private Rented Social Rented Total

Number % Number % Number
Hart 900 34% 1,770 66% 2,680
Rushmoor 2,810 42% 3,920 58% 6,730
Surrey Heath 970 32% 2,100 68% 3,070
HMA 4,690 38% 7,800 62% 12,480
South East 210,850 39% 336,070 61% 546,920
England 1,483,710 34% 2,823900 66% 4,307,610

Source: DWP StatXplore

Figure 5.13 shows that there are higher numbers of households on housing benefit in Rushmoor
compared to Hart and Surrey Heath. This is because of the nature of the housing stock which commanc
comparatively lower rents and therefore a larger proportion falls withousing benefit levels. There is
also a larger social rented sector, where a significant proportion of tenants rely on housing benefit to
afford housing. Overall, incomes in Rushmoor are lower than Hart and Surrey Heath and so there is
greater number 6household eligible for housing benefit.

Recent Completions

The Census 2011 recordatinost 109,00@wellings inthe market areaThis is an increase 6§76 since
2001, arounda 680net increase in dwellings each year over the dec&dit.completionsover the period
have been significantly higher than the Census would suggatjust under 10,000 dwellings according
to local authority monitoringlata (see Figurg.14).



5.30

5.31

5.32

5.33

5.34

Figure5.14: Net Completions since 2001
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Year Hart Rushmoor Surrey Heath HMA

2001-2002 341 94 131 566
2002-2003 443 273 335 1051
20032004 567 165 201 933
20042005 642 527 143 1312
20052006 527 639 417 1583
20062007 396 825 337 1558
2007-2008 229 295 119 643
20082009 52 299 341 692
20092010 -17 549 34 566
20102011 70 251 44 365
2011-2012 326 171 179 676
2012-2013 197 255 217 669
Total 200113 3,773 4,343 2,498 10,614
Average dpa 314 362 208 885
Total 200111 3,250 3,917 2,102 9,269
Average dpa 325 392 210 927

Source: Hampshire County Council

There is a large discrepancy between the increase in dwellings recorded by the Census over the 10 yes
since 2001 and those recorded through planning completions. It is possible that some dwellings hav
been lost over this period (through demolition orrs@rsion) and that not all of these have been
recorded by planning. However, it is possible that the Census figureimageurate with perhaps the

most likely explanation being thahe 2001 Census unrecorded the number of dwellings in each local
authority area.

In terms of dwelling sizes, Figure 15 provides a breakdown for the last 5 years and distinguishes betwee
private and registered providers completions. Comparable figures are not available for Surrey Heath.

In Hart, over the last 10 years 76%nefwv dwellings have been houses. In the market sector in Hart, the
largest proportion of completions has been 3 bedroom houses, followed by 4 bedroom houses and ther
equal proportions of 2 and 5 bed homes. In the affordable sector, the largest propofticontpletions

have been 2 bedroom flats, followed by 1 bedroom flats and 2 bedroom houses.

In Rushmoor, the majority (59%) have been built as flats.largest proportion of completions has been
2 bedroom flats, closely followed by 1 bedroom flats. Thagrn of market and affordable development
in Rushmoor has been very similar.

In 2012/13 in Surrey Heath, in the market sector 60% of completions were 3 bedrooms or larger. In the
social rented sector, all new completions were provided as 1 and 2 bedpooperties. A small number

of 3 bedroom intermediate affordable homes were also completedta for previous years does not
distinguish between market and affordable dwellings. However, since 2001/2 and 2010/11 the largest
proportion, and in most years thmajority, of new homes were 1 or 2 bedroom properties. This appears
to have shifted in the most recent years with larger proportions of 3 and 4 bedroom homes being
delivered.
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Figure5.15: Completions by Type and Size, Hart and Rushmoor

Flats Houses

1-Bed 2-Bed 3-Bed 4-Bed 1-Bed 2-Bed 3-Bed 4-Bed 5-Bed Total
Hart
Private 6.9% 2.6% 0.2% 0.0% 1.6%| 14.8%| 36.9%| 22.7%| 14.4% 100%
RSL 29.7%| 40.2% 0.0% 0.0% 0.0%| 20.3% 9.1% 0.7% 0.0% 100%
Rushmoor
Private 32.4%| 33.9% 0.3% 0.4% 0.4% 6.4%| 17.9% 7.3% 1.0% 100%
RSL 27.8%| 50.2% 0.8% 0.0% 0.0% 3.9%| 13.4% 3.8% 0.2% 100%

Source: Hampshire County Council
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Conclusion

There have been dramatic changes in tenure over the last 10 years with the rapid expansion of the
private rented sectarThese changes are tied very closely to declining affordability and reduction in the
stock of social rented accommodation as the PRS has expanded tdhhmesthg needs. The nature of the
existing stock, in terms of tenure, type and size also feeds imgiderations about the mix of housing
that might be required in the future which is taken forward in Section 9.

The next section presents evidence on house prices, rentsaffodiability of the housing stock in the
market area.
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6. House Prices, Rents and Affordability

Summary

Average prices in the housing market area are around £316,000 and have increased by 23% over the lag
despite the housing market downturn. There has been more moderate price change in Rushmoor (16% (
last 5 years) but prices in Hart appearttave increased by 32% over the same period.

The most dramatic change in the housing market, following the credit crunch and financial crisis, has been
in the number of transactions. Transactions fell by more than half during the market dowasupanks withdrew
mortgage products and tightened lending criteria and households held off buying or selling homes
uncertainty in the economy. Transactions have increased steadily in recent years but remain 23% below f{
of 10 years ago in thmarket area.

Price change over the 4 year period 268812 suggests that lower quartile prices have followed a similar pat
average prices. In the market area as a whole, prices increased 20% over this period, despite the market d
Again, pricgrowth was lower in Rushmoor. Lower quartile prices are around one third higher than 10 years

Affordability ¢ measured by the relationship between lower quartile house prices and lower quartile eamn
appears to have stabilised in Rushmoor, reffleg more moderate price rises in the Boroudut &fordability is
poorer in Hart and Surrey Heath and worse than the South East avdfage.in Rushmoolpwer quartile house
prices are seven times lower quartile earnings.

Households with an income gfist under £44,000 would be able to access one of the cheapest properti
Rushmoor. At this threshold, around 45% of households in the housing market area would be able to a
purchase. Households would need an income closer to £60,000 to afferdf the cheapest properties in Ha
and Surrey Heath. At this threshold,-36% of households would be able to afford to purchase of the chea
properties.

Households need an income of £22,30027,300 to afford one of the lowest priced private redtproperties in
the three authaities. Around 40% of newly forming households in the market area have incomes lower tha
threshold and on this basis would be unable to afford one of the cheapest private rented properties.

Given the relationship betweerents and household incomes it is unsurprising that 12,500 households i
market area receive housing benefit to enable them to access accommodation.

The number of people claiming housing benefit has increased by over 2,500 since 2009 (an inc2é8sg dhe
majority of the increase in claimants live within Rushmoor and the vast majority of the increase in claiman
been accommodated in the private rented sectdhis has knock on effects on the need for affordable housin
the Borough sincéhe PRS does not provide security of tenure and many households continue to seek social
accommodation to improve their security.
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Introduction

This section analyses current house prices, rents and affordability and past trends. This analgsis fee
RANBOGfe Ayld2 GKS lFaasSaavySyd 2F (GKS ySSR ¥F2N
considered in forming a view on the level of objectively assessment housing need.

House prices, restand affordability are a product of the demand and sypfar housingg evidence of
which is presented earlier in this report. There are a number of reasons to analyse house prices:

9 Prices and rents are the result of the balance (or imbalance) between the demand for and supply o
homes in an area. They providery clear signals about demand and are often the first sign that
changes are happening to the underlying drivers of demand and supply.

1 Prices and rents highligltte relativecostof homes in different locations, which is one of the factors
that influences migration and commuting patterns alongside employment opportunities.

9 Prices and rentallow anassessmento be madeof affordability and provides evidence of the extent
to which households are priced out of the market and may need subsidised housing

9 Itis useful to considethe relative prices of different sized homes, one of the factors which indicates
preference or demand for particular sizes of homes and can reflect shortages of certain sizes o
properties relative to others

9 The rate of house pric change compared to other areas can provide evidence of excess demand
LINBaadzNBa 2NJ dzy RSNJ adzZlJLf & 2F K2dzaAy3ad ¢KSas
determining the level of housing required in the area (the level of objectively assesssihgo
need).

The rest of this section presents evidence on:
9 Price Change

1 Affordability of Home Ownership

1 Rents and Affordability

9 Housing Benefit

Price Change

Over the last 10 years, prices in the market area hageasedoy almost 40%. This price growttflects

the mismatch between demand and supply. Increases in the demand for housing, driven by demographi
change including falling household size and migration and economic growth resulting in householc
income growth, have not been matched by increaseshe supply of new homes in part because of
constraints such as the Thames Basin Heath Special Protection Area.

Average prices in the housing market area @rgentlyaround £316,000 and have increased by 23% over
the last 5 years despite the housingarket downturn. There has been more moderate price change in
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Rushmoor (16% over the last 5 years) but prices in Hart appear to have increased by 32% over the sar

period.
Figure6.1: Average House Price®8Mean Average) and Change over Last 10 Years
2003 2008 2013 Change last 5| Change last | % change last| % change last
years 10 years 5 years 10 years

Hart £245,200| £292,200| £371,000 £78,800 £125,800 32% 51%
Rushmoor £168,900| £196,700| £224,100 £27,400 £55,200 16% 33%
Surrey Heath £269,2® £303,100| £357,600 £54,500 £88,400 20% 33%
HMA £227,500| £264,000| £316,700 £52,700 £89,200 23% 39%
South East £209,500| £251,800| £288,700 £36,90 £79,200 18% 38%
England £166,800| £207,400| £252,000 £44,600 £85,200 27% 51%

Source: CLG Housing Statis#0832012; Land Registry 2013

6.6 Average prices do not take into account the mix of properties traded. Increases in average prices over th
last 5 years are based on a smaller number of sales and there may have been changes in the mix
properties changesthe differences between Hart and the other two authorities can be explained in part
by the higher number of detached propertissld in the District (Figuré.2).

6.7 The most dramatic change in the housing market, following the credit crunch and finarisia) has
been the fall in the number of transactions. Transactions fell by more than half during the market
downturn as banks withdrew mortgage products and tightened lending criteria and households held off
buying or selling homes due to uncertaintytie economy. Transactions have increased steadily in recent
years but remain 23% below the level of 10 years ago in the market agesg6.2).

Figure 6.2: House Prices by Type, Q4 2013

Detached Semidetached Terraced Flat/maisonette

Average | Sales Average | Sales Average | Sales Average Sales

Price Price Price Price
Hart £530,400 190 | £298,200 100 | £273,300 110| £183,000 60
Rushmoor £357,400 70 | £246,300 130| £207,300 130| £151,400 140
Surrey Heath | £526,400 180 | £294,800 120 | £242,800 90 £181,200 70
HMA £500,300 440 | £278,00 350 | £238,7®@ 320 £166,400 280
South East £457,200 52,40 | £267,300 50,560| £221,100| 56,160 £172,400/ 39,000
England £343,100| 180,310| £211,900| 202,14 | £211,900| 218,7® £254,300| 144,400

Source: Land Registry

Figure6.3: Number ofTransactions and Change over Last 10 Years

Annual transactions | 2003 2008 2013 change last 5 change last 10
years years

Hart 2,220 1,210 1,610 34% -27%
Rushmoor 1,990 1,320 1,630 23% -18%
Surrey Heath 1,910 1,160 1,450 25% -24%
HMA 6,120 3,690 4,700 27% -23%
South East 193,89 108,8M 198,1® 82% 2%
England 1,108,070 609,84 745,580 22% -33%

Source: CLG Housing Statistics 20082; Land Registry 2013



6.8

Page| 53

Figure 6.4 sets out lower quartile house prices. Latest (Q4 2013) data is not available for a direct
comparison with average price changes. However, price change over the 4 year peric202208
suggests that lower quartile prices have followed a similar path évame prices. In the market area as a
whole, prices increased 20% over this period, despite the market downturn. Again, price growth was
lower in Rushmoor. Lower quartile prices are around one third higher than 10 years ago.

Figure6.4: Lower QuartileHouse Prices and Change

2012 2008 2003 Change 2002012 | Change 2002012
Hart £229,000 £191,500 £170,000 20% 35%
Rushmoor £170,000 £152,080 £127,500 12% 33%
Surrey Heath £225,110 £187,750 £174,950 20% 29%
South East n/a £150,000 £132,000 ~ ~
England £130,000 £117,000 £88,000 11% 48%

Source: CLG Housing Statistics

6.9

Affordability of Home Ownership

Figure6.5 gives an indication of how affordability of home ownership has changed oventimesasured

by the ratio of lowest quartile house prices to lowest quartile earnirifordability appears to have
stabilised in Rushmoor on this measure, reflecting more moderate price rises in the Borough.
Affordability is poorer in Hart and Surrey Heand worse than the South East average. It is important to
keep in mind that this measure is not a true reflection of the affordability of home ownership since those
on the lowest 25% of incomes are unlikely to be in the market for home ownership. Rele=s, it is a
useful measure of the change in affordability over time.

Figure6.5: Ratio of Lowest Quartile House Prices to Lowest Quartile Earnings

Source: CLG Housing Statistics



