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Executive Summary

1. Turley 1 in partnership with specialist demographic consultancy Edge Analytics T were
commissioned by the Thames Gateway South Essex (TGSE) authorities® of Basildon,
Castle Point, Rochford, Southend-on-Sea and Thurrock to prepare a Strategic Housing
Market Assessment (SHMA).

2. The assessment will form an important part of the evidence base used to set future
housing requirements in each of the TGSE authorities as respective Local Plans are
developed, and has been prepared in accordance with the National Planning Policy
Framework (NPPF) and Planning Practice Guidance (PPG).

Defining the Housing Market Area

3. The PPG highlights the importance of considering housing needs across functional
housing market area (HMA) geographies, acknowledging that this often extends beyond
local authority boundaries. The SHMA analyses a range of spatial indicators i in line
with the PPG T to determine the extent to which TGSE represents a single HMA, and
the evidence strongly indicates that TGSE continues to represent an appropriate HMA
across which needs can be robustly assessed. There is a containment of moves within
this geography, while there is a broad commonality in house prices, with a marked
distinction compared to adjacent areas. There is also a strong level of containment with
regards to commuting, although London does clearly represent an important place of
work for residents.

Objective Asses sment of Need

4, In objectively assessing housing needs, a stepped methodology should be followed in
order to comply with the NPPF and PPG. The PPG identifies the latest 2012-based sub-
nati onal household projections ( $uteléfpveralls t he
need, which would indicate a need for approximately 2,886 dwellings per annum over
the period from 2014 to 2037, allowing for vacancy.

5. However, it is noted within the PPG that the level of projected need implied by the
606start i ngldheadjusteddo redldcto u

() Local demographic factors and evidence, recognising that the household
projections may require adjustment to reflect factors which are not captured in
past trends;

() The need to support economic growth based upon an assessment of likely future
job growth; and

() The need to take account of appropriate market signals, including market
indicators of the balance between the demand for and supply of dwellings and
consideration of the calculated need for affordable housing.

! Unless otherwise specified, references to Basildon, Castle Point, Rochford, Southend-on-Sea and Thurrock relate to
the whole administrative area of each local authority
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The level of population growth projected under the 2012-based sub-national population
projections (SNPP) i which underpin the household projections i has been analysed in
detail within the SHMA, in the context of longer-term and more up-to-date population
evidence. Following this analysis, Edge Analytics conclude that the 2012 SNPP
represents a robust demographic starting point from which to consider housing needs
across TGSE.

The analysis has highlighted the important relationship between London and TGSE
authorities, with evidence of higher levels of population growth in Basildon and Thurrock
in particular over more recent years which has coincided with an increased flow from
London. Furthermore, evidence prepared to underpin the Further Alterations to the
London Plan (FALP) assumes that the outflow of migrants from London to neighbouring
authorities will increase beyond the level implied by the 2012 SNPP, in order to more
closely reflect pre-recession trends. It is considered appropriate to uplift the assumed
level of net migration to TGSE over the projection period to 2037, generating a need for
approximately 3,070 dwellings per annum to reflect a greater level of population
growth as a result of anticipated growth pressures from London.

The PPG is also clear in expecting local authorities to take employment trends into
account when considering housing needs, by considering the scale of labour force
growth required to support likely job creation over the plan period. It is noted that the
Councils are in the process of commissioning additional evidence in the form of an
Economic Development Needs Assessment (EDNA) which will assess likely future job
growth in TGSE alongside implied labour-force behaviours. In the absence of this
evidence, this report concludes that a job growth of 0.7% per annum is reflective of a
reasonable likely level of growth over the projection period. This is based upon an
appraisal of historic trends and the forecasts prepared by two reputable forecasting
houses.

The demographic scenarios developed in this assessment i in particular when there is
an uplift to allow for increased flows from London i would generate a sizeable growth in
the population of TGSE, and subsequently grow the labour force. The analysis indicates
that the elevated growth in population factoring in the London adjustment could support
this identified level of 0.7% job growth across TGSE. The scale of associated labour
force growth is, however, dependent upon a range of factors, including commuting
patterns, unemployment and future changes to economic activity rates.

There is considerable uncertainty around how labour-force behaviours will change in the
future, and the modelling which has informed this assessment indicates that a modest
further uplift to housing provision could on this basis be required to support the level of
job growth forecast in TGSE. On this basis it is recommended that a further uplift of 460
dwellings per annum to 3,530 dwellings per annum could be reasonably required to
support the identified future level of job growth in the area. This takes account of a
range of modelling sensitivities applied to ensure a level of flexibility in supporting likely
job growth.

Analysis of market signals within the SHMA confirms that whilst TGSE is i in absolute
terms i an area with comparatively low house prices when compared with many
neighbouring areas, it is apparent that it demonstrates symptoms of worsening market
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signals, in the context of the PPG. The picture is by no means consistent across the
market signals, nor does the area as a whole i or any one authority i demonstrate a
significant or consistent level of market imbalance when compared in particular against
national benchmarks. Unlike many areas in and around London and across the southern
regions, there are comparatively large parts where prices and rents are relatively low
and where there is evidence of a demand for housing as a result.

Overall, the evidence points towards affordability pressures across the HMA, on which
basis it is considered appropriate to apply an upward adjustment to the implied housing
need from the household projections. The analysis in the SHMA has identified within the
household projections an assumption 7 in converting the population into households T
that there will be only a limited improvement in household formation rates amongst
younger people. This follows a historic period in which the household formation rates of
younger households have fallen. This has coincided with a period of worsening market
conditions, reflected in the market signals and increasing affordability issues. In order to
positively respond to the moderate worsening in market conditions 1 which may have
constrained the formation of new households i it is considered appropriate to apply a
positive adjustment to household formation rates amongst younger age groups. This
reverses the decline in household formation rates amongst younger age groups i where
this has not already been anticipated within the 2012 SNHP i to reach a level last seen
in 2001. At this point, the ratio between house prices and earnings was at the long-term
average level, and a return to this set of market conditions implies a healthier and more
sustainable housing market. This adjustment when applied to the adjusted projections of
population growth to factor in the impact of London and to ensure that employment
growth is supported elevates the need for housing by a further 7%.

Collectively this has led to the identification of a range of objectively assessed need
for between 3,275 and 3,750 dwellings per annum across the TGSE housing market
area.l n composite, the adjustments applied
by between 13 7 30%. This captures uplifts applied in relation to household formation
rates and positive adjustments to population projections, while enabling a level of
flexibility in ensuring that the identified level of housing need supports identified strong
employment growth potential across TGSE. These are all important factors which
suggest that there will be a sustained need for new housing in the HMA.

Provision within this range would more than double the recent historic average annual
rate of new housing completions in TGSE, thereby significantly boosting supply as
advocated by the NPPF. This would be anticipated to have an impact on improving
af fordability recognising the scale of
demographic projection and historic levels of supply. This would also support a
continued level of job growth through a sustained growth in the labour force, although
this should be further considered within the context of the findings of future economic
evidence to be commissioned by the TGSE authorities.

The SHMA has identified a range of OAN for the HMA. This recognises that the
authorities are undertaking further work through the preparation of an Economic
Development Needs Assessment (EDNA) to appraise the anticipated economic
potential of the area. In recognising the evidence of strong need for housing of all
tenures i in the context of the market signals evidence and the calculation of affordable
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housing need i as well as the area® stated growth ambitions, this study concludes
that weight should be given to the upper end of the OAN range in the development
of housing policy and the assessment of housing land supply.

As advocated by the PPG, housing needs have been assessed across the TGSE
housing market area. In order to inform Local Plan preparation, consideration has also
been given to the scale of need within each of the individual authorities over the period
from 2014 to 2037. This is summarised in the following table.

Figure 1.1: Summary of Objectively Assessed Need Range

Lower end of range Upper end of range
Basildon 763 837
Castle Point 326 410
Rochford 312 392
Southend-on-Sea 953 1,132
Thurrock 919 973
TGSE 3,272 3,744

Source: Turley, 2015; Edge Analytics, 2015

In accordance with the PPG, the assessment of housing need has been undertaken on

a o6poffodédybasis. I n t aki ng, individual @uthbrities will needr d

to consider the implications of potential policy factors including, for example, the
ambitions for higher than forecast levels of job growth, the viability of delivering
affordable housing need, as well as supply factors such as land availability,
infrastructure capacity and development viability or constraints.

Affordable Housing Need

The PPG also requires local authorities to separately assess the need for affordable
housing, by identifying those households in current need and estimating future newly
arising need, balanced against supply. This indicates that there is a significant level of
unmet and likely future need for affordable housing across TGSE, with a calculated
need for 1,877 affordable homes annually over the next five years to clear the backlog
and meet newly arising needs. Once the backlog is cleared, only newly arising needs
will need to be met, requiring 1,767 affordable homes annually over the remainder of the
projection period. As summarised in the following table, there is a need for affordable
housing throughout TGSE, although it is notable that the sizeable committed supply of
new affordable housing in Thurrock is assumed to clear the backlog of households in
greatest need within the next five years.



19.

20.

21.

22.

Figure 1.2:  Affordable Housing Need Assessment

Annual shortfall in Annual net new Net annual
affordable housing  need affordable housing
to meet current need (five years)
backlog

Basildon 103 152 254

Castle Point 62 236 298

Rochford 59 210 268

Southend-on-Sea 77 573 650

Thurrock -191 597 406

TGSE 110 1,767 1,877

Source: Turley, 2015

The assessment also seeks to consider how various intermediate products can play a
role in meeting the need for affordable housing, by identifying households who are
unable to afford market housing but can afford intermediate products. With the
exception of Thurrock, this suggests that shared ownership requires a similar income to
that required to privately rent, suggesting that this product provides households with an
option to choose between the flexibility of the private rented sector and the opportunity
to secure and invest in a shared ownership property. Affordable rent can also play a role
in meeting needs by lowering the costs associated with entry-level market housing,
although many other intermediate products are only likely to provide alternative options
for households who can already afford to privately rent rather than playing a role in
meeting the needs of households unable to afford this tenure.

It is important to recognise that the affordable housing needs assessment is based on
an entirely separate methodology to that employed to objectively assess the need for
housing in TGSE. There is a complex relationship between market housing and
affordable housing, with existing households in the private market, for example, vacating
a property if their need for affordable housing was met.

However, given the sizeable need for affordable housing identified through this
assessment, it will be important for the Councils to seek to maximise the delivery of
affordable housing through the provision of market housing. Indeed, as set out above,
this strongly suggests that weight should be placed upon the upper end of the range of
assessed housing needs as being representative of the full OAN in accordance with the
PPG and NPPF. As noted at paragraph 16, this OAN will need to be considered
alongside other factors in the development of subsequent housing requirements within

policy.
Size and Type of Housing Needed

Following the recommendation of an OAN, the PPG requires a further consideration of
the type and size of housing required. This can be analysed by considering trends in the
current population, with future change in the demographic profile assumed to shape
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future demand for different types and sizes of property. This indicates that there will be a
future demand for property of all sizes and types, with a specific demand for family sized
housing. There will also be a future demand for flats, although a continuation of recent
levels of supply could result in an overprovision of flats relative to the suggested
demand. This does not, however, take account of factors which could impact upon
future trends, such as the increased appeal of flats due to their lower cost.

Over the projection period, there will also be a specific need generated by older people,
with this age group projected to grow considerably over the period to 2037 within the
HMA. This growth could generate an additional demand for specialist housing, based on
estimated prevalence rates, resulting in a suggested need for 330 1 350 additional
specialist housing bedspaces annually. This includes sheltered and extra care housing,
and provision of this type of accommodation will contribute towards meeting the
objectively assessed need. Outside of the OAN, however, is an assumed increase in the
communal population, which is not converted into private dwellings and is therefore
additional to the OAN. This is entirely attributable to people aged 75 and over, indicating
that there will be an additional need for approximately 150 communal bedspaces
annually across TGSE over the projection period, in addition to the identified OAN.

Consideration is also given to the needs of households looking to build their own homes,
with the Government promoting the growth of this sector and implementing a new Right
to Build, which gives custom builders the right to a plot from local authorities. Local
authorities are expected to establish local registers of demand, which will provide a
useful future mechanism for monitoring demand for self-build and custom building
housing across TGSE. This should be taken into account in developing respective Local
Plans.

Vi
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Introduction

Turley 1 in partnership with specialist demographic consultancy Edge Analytics T have
been commissioned by the Thames Gateway South Essex (TGSE) authorities of
Basildon, Castle Point, Rochford, Southend-on-Sea and Thurrock to prepare a Strategic
Housing Market Assessment (SHMA). The South Essex Growth Partnership includes
each of these authorities, as well as Essex County Council and representatives from the
South Essex business community.

With the Partnership covering local authority administrative areas, references to
Basildon, Castle Point, Rochford, Southend-on-Sea and Thurrock in the SHMA relate to
the whole administrative area of each local authority, unless otherwise specified. The
area of assessment therefore covers all settlements within respective local authority
areas, as illustrated in the following plan.

Figure 1.1: South Essex
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Source: Turley, 2016
Purpose of the SHMA

This report allows the housing evidence base of the strategic area to be reviewed and
updated, building upon the original TGSE SHMA published by GVA in 2008 i and
subsequently updated in 2010 i and the SHMA published by ORS in December 2013.

Since these studies were published, new guidance on assessing housing needs has
been introduced by the Department for Communities and Local Government (DCLG),
with the regular release of new datasets i including new 2012-based population and



household projections i requiring regular review of the housing evidence in TGSE. This
study takes account of the latest data available, and therefore forms an important part of
the evidence base to set future housing requirements in the constituent authorities as
they progress in development of local planning policy. This report forms part of a
continuing process of refining, updating and estimating future housing needs across the
TGSE housing market area.

15 The study has been overseen from inception by a steering group of representatives from
the South Essex Growth Partnership. This study has been undertaken using secondary
research, and over the course of the project, a number of authorities have
commissioned separate primary surveys of housing need. The outputs of these studies
are not directly comparable due to the different methodological approaches used,
although reference may be made to these studies where the evidence provides
complementary local evidence of need.

Relevant Policy and Guidance

National Planning Policy Framework
1.6 The National Planning Policy Framework (NPPF) was published by DCLG in March
2012, and sets out guidance on preparing this evidence. Firstly, it is important to
recognise that the NPPF is built around a policy commitment to achieving sustainable
d ev el op npeesumptionAn faour of sustainable development6 i s at fthdbe heart
NPPF, requiring local authorities to adopt a positive approach in the development of
their Local P Iseeln apporitunitiesoto meetrthe Hewelopment needs of an
aread.

1.7 Further clarification is provided through the core planning principles set out in paragraph
17 of the Framework. Importantly, this includes the following requirement that planning
should:

iProactively drive and support sustainabl e econo
business and industrial units, infrastructure and thriving local places that the country

needs. Every effort should be made objectively to identify and then meet the housing,

business and other development needs of an area, and respond positively to wider

opportunities for growth. Plans should take account of market signals, such as land

prices and housing affordability, and set out a clear strategy for allocating sufficient land

which is suitable for development in their area, taking account of the needs of the

residential and blsiness communitiesbd

1.8 On the issue of housing, the Framework states that, in order to boost the supply of
housing, local authorities should:

AUse their evidence base to ensure that their Lo
assessed needs for market and affordable housing in the housing market area, as far as
is consistent with the po4licies set out in this

2 DCLG (2012) National Planning Policy Framework (para 14)
3.

Ibid (para 17)
* Ibid (para 47)



1.9 This is qualified further in paragraph 14, which states that:

ALocal Pl ans should meet objectively assessed ne
to change unless:

- any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole; or

- specific policies in this Framework indicate development should be
restricted.&

1.10 The Framework provides further guidance on the use of a proportionate evidence base,
stating that:

fiEach | ocal planning authority should ensure tha
up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area. Local planning authorities should ensure that

their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals o

1.11 The NPPF explains that a number of drivers and datasets should be considered when
establishing this estimate of the objectively assessed housing need:

ALocal planning authorities should have a clear
area. They should:

- Prepare a Strategic Housing Market Assessment to assess their full housing
needs, working with neighbouring authorities where housing market areas
cross administrative boundaries. The Strategic Housing Market Assessment
should identify the scale and mix of housing and the range of tenures that
the local population is likely to need over the plan period which:

- Meets household and population projections, taking account of migration
and demographic change;

- Addresses the need for all types of housing, including affordable housing
and the needs of different groupsé; and

- Caters for housing demand and the scale of housing supply necessary to
meet this demandbod

Planning Practice Guidance

1.12 The NPPF recognises that local authorities are required to undertake an assessment of
the need for housing, identifying the SHMA as the central evidence based document for
establishing objectively assessed housing needs.

> |bid (para 14)
® |bid (para 158)
" Ibid (para 159)
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1.18

In March 2014, DCLG formally published the Planning Practice Guidance (PPG). Of
particular relevance to the calculation of the objectively assessed needs of an area is

the publication of the guidance note titlted d Housi ng and economic d
assessmentsbd

The PPG sets out a framework for the development of housing need evidence in line
with the requirements of the NPPF. It retains the core methodological processes set out
in the 2007 DCLG Guidance® i which the PPG now supersedes i whilst providing
additional clarity on the methodology required to establish objectively assessed need
within a housing market area.

evel o

Clarification is provided within the PPG around

ANeed for housing in the context of the gui
and the range of tenures that is likely to be needed in the housing market area over the
plan period i and should cater for the housing demand of the area and identify the scale

dance

of housing supply neces’sary to meet that demandod

A clear di stinction i s mad e bet ween t he
development of planning policy to seek to provide for future needs:

AThe assessment of development needs is an
facts and unbiased evidence. Plan makers should not apply constraints to the overall
assessment of need, such as limitations imposed by the supply of land for new

development, historic under performance, viability, infrastructure or environmental

constraints. However, these considerations will need to be addressed when bringing
evidence bases together to identify specific policies within development plansc‘)10

With regards to the calculation of need, the PPG states:

firhere is no one methodological approach or use of a particular dataset(s) that will
provide a definitive assessment of development need. But the use of this standard
methodology is strongly recommended because it will ensure that the assessment
findings are transparently prepared. Local planning authorities may consider departing
from the methodology, but they should explain why their particular local circumstances
have led them to adopt a different approach where this is the case. The assessment
should be thorough but proportionate, building where possible on existing information
sources outlined within the guidanced™

The PPG identifies that the household projections published by DCLG should provide
the starting point for the estimate of overall housing need*?. Importantly, the PPG states:

®bcLe (2007) Strategic Housing Market Assessments i Practice Guidance

o http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/the-approach-to-assessing-need/#paragraph_003

10 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/the-approach-to-assessing-need/#paragraph_004

1 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/the-approach-to-assessing-need/#paragraph_005
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/methodology-assessing-housing-need/#paragraph_015

10
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1.19

1.20

1.21

1.22

APl an makers may consider sensitivity testi

based on alternative assumptions in relation to the underlying demographic projections
and household formation rates. Account should also be taken of the most recent
demographic evidence including the latest Office of National Statistics population
estinatesod

The PPG also recognises the importance of taking other long-term drivers of the
housing market into account in understanding future projections of need. The guidance
states that importance should be attributed to employment trends, noting:

fPlan makers should make an assessment of the likely change in job numbers based on
past trends and/or economic forecasts as appropriate and also having regard to the
growth of the working age population in
working age population that is economically active (labour force supply) is less than the
projected job growth, this could result in unsustainable commuting patterns (depending
on public transport accessibility or other sustainable options such as walking or cycling)
and could reduce the resilience of local businesses. In such circumstances, plan makers
will need to consider how the location of new housing or infrastructure development
could help address these problemsd*

In addition to economic factors, the PPG also recognises the importance of taking
market signals into account:

fi T theusing need number suggested by household projections (the starting point)
should be adjusted to reflect appropriate market signals, as well as other market

indicators of the balance between®t he demand

The PPG confirms when considering the analysis of market signals:

he

ng,

S

hous

ifiA worsening trend in any of these indicators

housing numbers compared to ones based sol

where an upward adjustment is required, plan makers should set this adjustment at a
level that is reasonable. The more significant the affordability constraints (as reflected in
rising prices and rents, and worsening affordability ratio) and the stronger other
indicators of high demand (eg the differential between land prices), the larger the
improvement in affordability needed and therefore, the larger the additional supply
response hould bed

Duty to Co -operate: policy and legislative framework

el

y

or

Wi

on

The NPPF states that | oc@aCoopetrtmaad eribt ioens pHawnmei amgbd

that cross administrative boundaries. The Planning and Compulsory Purchase Act
(2004) also requires local authorities to engage constructively with neighbours.

13 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/methodology-assessing-housing-need/#paragraph_017

14 . ; . . ) .
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/methodology-assessing-housing-need/#paragraph_018

15 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/methodology-assessing-housing-need/#paragraph_019
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-

assessments/methodology-assessing-housing-need/#paragraph_020
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1.23 The NPPF makes particular reference to the importance of effectively fulfilling this duty
when considering i and presenting 1 the strategic policies to deliver new homes and
jobs within Local Plan preparation.

1.24 The NPPF provides guidance to local authorities regarding the appropriate measures to
undertake in order to fulfil the duty:

(%) Joint working on areas of common interest is to be diligently undertaken to the
mutual benefit of neighbouring local authorities;

w Collaborative working is to be undertaken between local authorities and other
bodies, such as Local Enterprise Partnerships (LEPs); and

w Consideration of the preparation of joint planning policies on strategic matters.

1.25 The Duty to Co-operate therefore acts as the mechanism by which local planning
authorities can effectively:

AEnsure that st r aitoeabgbbundanes dareopropetlyic@orlinated and s s

clearly reflected i'n individual Local Plansod

1.26 The NPPF states that the required outcome of the Duty to Co-operate is that, through
this constructive process, it should enable:

ALocal pl anni ngkteethehtmmeet devedopment cequwemnents which
cannot be met witHhin their own areasbd

1.27 The PPG provides further guidance on the Duty to Co-operate, particularly clarifying the
expectation for local planning authorities to take a strategic approach in the
development of a Local Plan, in compliance with requirements of the NPPF. Importantly,
in relation to the objective assessment of need, it is noted that:

flLocal Plans should be based on a strategy which seeks to meet objectively assessed

development and infrastructure requirements, including unmet requirements from

neighbouring local planning authorities where it is reasonable to do so and consistent

with achieving sustainable development. Therefore, if a local planning authority

preparing a Local Plan provides robust evidence of an unmet requirement, such as

unmet housing need, identified in a Strategic Housing Market Assessment, other local

planning authorities in the housing market area will be required to consider the

implications, includingtheneedto r evi ew t hei r®housin g policiesbo

1.28 Finally, the PPG clarifies that the Duty to Co-operate is not necessarily a duty to agree.
Clarification is provided to explain that there is not an obligation for unmet needs from
other authorities in a housing marketarea t o be met in addition to a
needs. However, in arriving at this position, the PPG states that:

17 DCLG (2012) National Planning Policy Framework (para 179)
Ibid (para 179)

http://planningguidance.planningportal.gov.uk/blog/guidance/duty-to-cooperate/what-is-the-duty-to-cooperate-and-
what-does-it-require/#paragraph_020

12



1.29

1.30

1.31

1.32

1.33

ALocal planning authorities are not obliged

authorities if they have robust evidence that this would be inconsistent with the policies
set out in the National Planning Policy Framework, for example policies on Green Belt or
other environméhnt al constraintso

This report acknowledges the importance of recognising linkages with other surrounding
housing market areas and their evidence bases, investigating any areas where there
recognisable market linkages between TGSE and surrounding areas.

Methodological Approa ch

The PPG notes that there is no one methodological approach that will provide a
definitive assessment of development need. Equally, it is important to recognise that
recent years have seen comparatively significant changes in the performance of the
economy and indeed the housing market, presenting a number of challenges in
forecasting future trajectories of change.

In order to reflect these issues, this report adopts a scenario-driven approach which
considers the impacts of different assumptions relating to demographic and economic
factors, as well as market signals.

The SHMA has included a review of available economic forecasts and historic
employment evidence as required by the PPG in appraising the potential implications on
the need for housing. It is understood that following the conclusion of this SHMA the
authorities collectively plan to undertake a detailed NPPF-compliant Economic
Development Needs Assessment (EDNA). This will include a more detailed
consideration of the future prospects of the economy of the area. It is recognised that
this could have a potential impact on the assessment of housing need presented within
this SHMA. Conclusions around the forecast level of employment growth and
implications for labour-force demand across TGSE and individual authorities resulting
from this work will need to be considered in the context of the scenarios presented
within this SHMA.

The methodological approach adopted within this report is consistent with national
guidance, and is illustrated in Figure 1.2.

0 http://planningguidance.planningportal.gov.uk/blog/guidance/duty-to-cooperate/what-is-the-duty-to-cooperate-and-
what-does-it-require/#paragraph_021
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Figure 1.2:  Objectively Assessed Needs 1 Methodology
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Stakeholder Engagement

1.34 The methodology for the SHMA recognises the importance of engaging with
stakeholders in order to obtain a wide-ranging set of views on the local housing market,
and to provide further insights to assess the wide range of data sources used.
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In March 2015, a stakeholder workshop was held and attended by representatives of the
development industry, strategic land owners, agents, housing associations and other
stakeholders. Attendees were presented with an overview of the methodology to be
used in the study, and initial outputs relating to the definition of the housing market area
(HMA), market signals and population and household projections.

Attendees were provided with the opportunity to provide feedback, and views on the
information presented were gathered through a series of focused workshop sessions
facilitated by members of the consultancy team or steering group. Attendees i as well
as those who were unable to attend i were also given the opportunity to provide further
written feedback to the consultancy team. A number of responses were received, and
considered responses and confirmation of resultant actions are summarised in Appendix
1.

A further stakeholder workshop was held in September 2015, with a similar format to the
first event. Draft outputs from the modelled demographic and economic scenarios which
inform the study were presented, with a series of targeted workshop sessions used to
obtain feedback. Again, the opportunity to provide further written comments was
available, and these comments were considered in developing appropriate actions taken
in response. These are summarised in Appendix 1.

Report Structure
The remainder of this report is structured around the following sections:

() Section 27 Defining the Housing Market Area i this section defines the
housing market area geography of the TGSE area, based on guidance in the
PPG which requires an analysis of key spatial indicators, including house prices,
migration and other contextual data;

() Section 37 Demographic Projections of Need i the PPG identifies the 2012
sub-national household projections (SNHP)as t he &éstarting
future housing need to which the need for adjustments and uplifts should be
evidenced. Analysis in this section considers these projections in the context of
historical evidence to assess the implications of the use of trend-based
projections in the HMA. A number of variant projections are presented using the
POPGROUP model in order to assess the sensitivity of projected trends to
differing demographic input assumptions;

() Section 47 Likely Change in Job Numbers and Implications for Housing
Need T this section analyses available economic forecasts in the context of
historic employment evidence. Forecast levels of likely job change are then
compared against the projected change in the working age and labour force
derived from the demographic projections set out in section 3. A further set of
alternative projections are presented constrained by levels of identified job growth
to identify the potential justification for an uplift in the assessment of housing need
to support and enable economic growth as a result of a variation in migration
levels;

poi
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Section 57 Market Signals i the PPG suggests that market signals should be
taken into account in assessing housing need, given that several indicators i
including house prices, rental values and affordability i can establish the
relationship between supply and demand. This section analyses a range of
market signals, and considers the extent to which an adjustment is considered to
be required to the trend-based demographic household projections;

Section 61 Calculating Affordable Housing Need i a calculation of the level of
need for affordable housing is undertaken, drawing upon data from a range of
secondary data sources. Income and housing costs are considered in order to
assess the role of different d6éaffordabl
intermediate housing. This section concludes with an estimation of the breakdown

of need by size;

Section 77 Arriving at an Objective Assessment of Need i an evaluation of
the evidence presented within preceding sections is presented in this section to
derive an objective assessment of need for the TGSE housing market area.
Outputs are presented for each of the constituent authorities, recognising that
each authority is at varying stages of progressing a Local Plan;

Section 87 Needs for Different Types of Housing 1 following the PPG
methodology, the assessment of housing need is translated into a need for
different types and sizes of housing; and

Section 971 Conclusions T the report concludes with a section outlining the
conclusions and recommendations arrived at through this research.

eod
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2.1

2.2

2.3

2.4

Defining the Housing Market Area

National guidance highlights the importance of understanding housing needs across
housing market area geographies, with the PPG stating that:

AA housing market area is a geographical
preferences for all types of housing, reflecting the key functional linkages between
places where people live and work. It might be the case that housing market areas
overfapo

The PPG also includes guidance on how housing market areas should be defined,
recommending analysis of three key indicators:

w House prices and rate of change in house prices T analysis of these indicators
is intended to provide a market based reflection of housing market area
boundaries, and can show the relationship between housing demand and supply
across different locations. This enables the identification of areas which have
clearly different price levels compared to surrounding areas;

W Household migration and search patterns i considering the movement of
people provides an indication of housing search patterns and preferences, and
the extent to which people move house within a specific geography. Importantly,
the PPG states that the findings can identify areas within which a relatively high
proportion of household moves i typically 70% i are contained; and

w Contextual data i analysis of further spatial indicators to understand the local
context, with commuting patterns providing information on the spatial structure of
the labour market which influences the cost of housing and locational
preferences. Unlike for migration, however, the PPG does not contain any
guidance on thresholds of containment for commuting;

These indicators are analysed within this note to determine the extent to which Basildon,
Castle Point, Rochford, Southend-on-Sea and Thurrock can be considered to operate
as a single housing market area. Local authority boundaries are retained when defining
the HMA geography. This recognises the need to translate evidence into policy using a
common set of boundaries and the availability of data.

Migration

The PPG recognises that migration flows and housing search patterns can help to
identify relationships around housing preferences, and can highlight the extent to which
people move house within an area. The concept of containment of moves is therefore
central to the definition of housing market areas, and the release of migration data from
the 2011 Census in July 2014 i following publication of the previous TGSE SHMA® j
provides a reliable and up-to-date picture of movements across the country.

2 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-
assessments/scope-of-assessments/#paragraph_010

2 ORS (2013) Fundamental Review of Thames Gateway South Essex Strategic Housing Market Assessment
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The Census 2011 migration data allows an assessment of the proportion of moves that
are contained within each authority in TGSE, and within the wider geography.
Calculating the proportion of people moving from an authority shows the likelihood of
moving households to remain within the same authority, while a similar calculation can
show the propensity of moving households to remain within a wider housing market
area. This is summarised in the following table.

Figure 2.1:  Containment of Moves 2010/11

Containment within Containment within TGSE
authority

Basildon 57.6% 68.9%

Castle Point 51.2% 75.9%

Rochford 43.1% 72.8%

Southend-on-Sea 65.8% 77.9%

Thurrock 61.9% 69.5%

TGSE ) 72.9%

Source: Census 2011

Looking collectively at the five authorities, it is clear that around 73% of people moving
from an address in TGSE during the year before the Census remained within this
functional geography, suggesting a relatively high level of self-containment which
notably exceeds the 70% threshold in the PPG.

Importantly, no authority has a comparable level of self-containment, with Southend-on-
Sea and 1 to a lesser extent I Thurrock seeing levels of containment in excess of 60%
but remaining below the threshold in the PPG. Rochford, in contrast, has a self-
containment of only 43%. This suggests that no authority in TGSE can be independently
considered as a self-contained housing market area based on this measure, and
highlights the importance of looking to identify a larger functional housing market area

geography.

A further calculation can show the proportion of people who moved from an address in
TGSE during the year before the Census that moved from another area within the same
authority or wider geography. This provides an indication of the origin of migrants, as
summarised in the following table.



2.9

2.10

2.11

Figure 2.2:  Origin of Migrants 2010/11

Moved from within authority Moved from within TGSE

Basildon 60.6% 70.5%
Castle Point 54.5% 78.6%
Rochford 44.5% 76.0%
Southend-on-Sea 64.2% 80.1%
Thurrock 61.6% 66.6%
TGSE ) 74.0%

Source: Census 2011

Again, this indicator shows a high level of containment within the TGSE geography, with
74% of people who moved to an address in the area during the year before the Census
originating in one of the five constituent authorities. This is particularly true for Castle
Point and Southend-on-Sea, although i interestingly i Thurrock has a lower level of
containment at this geography, suggesting a sizeable inflow from elsewhere. This is
likely to reflect the proximity of Thurrock to London.

It is also notable that fewer than half of people who moved to a new address in Rochford
during the year before the Census originated within the district, suggesting a significant
inflow of migrants from other authorities.

In order to gain a further understanding of the extent, size and direction of these flows,
the following plan shows the largest net migration flows?® associated with the TGSE
authorities.

%3 Flow included where a net migration of over 100 people between local authorities was recorded
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Figure 2.3:  Net Migration Flows 2010/11

3 A h

>,>Over 150 net migrants % Over 100 net migrants

Source: Census 2011; Turley, 2015

As shown, there are significant flows within TGSE i such as a net flow from many
authorities to Southend-on-Sea 1 but there are also significant net inflows from areas
outside of this geography. In particular, there is a significant flow from east London i
particularly from the London Boroughs of Havering, Newham and Barking and
Dagenham 1 which is particularly centred on Thurrock, Basildon and Southend-on-Sea.
This is evidently an important characteristic in the local housing market, and is
considered further below with regards to migration.

Relationship with London

The evidence suggests that many authorities have a relatively low level of containment
of moves 1 although nevertheless many moves are contained within a TGSE geography
T and it can be expected that some of these characteristics are due to the relationship
with London.

In order to illustrate this relationship, the following graph shows the net flow of migrants
from Greater London to TGSE during the year before the 2011 Census. This highlights
that Thurrock saw the greatest net inflow from Greater London 1 and is thereby
influenced by this migration flow to the greatest extent i whereas Rochford and Castle
Point saw only a smaller net inflow. It is, however, clear that there is a net inflow to all
authorities, showing that the relationship with London is a driver of population growth in
each TGSE authority.
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Figure 2.4:  Net Flow from Greater London to TGSE 2010/11

1,800
1,600
1,400
1,200
E’ 1,000
800
600
400

i
o w
0

Net F

€99

Source: Census 2011

It is, however, also important to consider the extent to which these relationships drive
migration flows in each authority. The following graph shows the proportion of moves to
and from each authority in TGSE that originate or end in London respectively. A
comparatively high proportion of moves to Thurrock evidently originate in London, and a
relatively high proportion of people moving from the borough move to the capital.
Basildon also has a relatively strong relationship with London, with Southend-on-Sea
having a slightly weaker connection overall.

Figure 2.5:  Prop ortion of Moves Connected with London 2010/11

| |
Basildon 7% 12%
Castle Point 5% [ 10%
Rochford 5% [l 10%
Southend-on-Sea 6% - 8%
Thurrock 11% F 22%
| |
Moves to Authority Moves from authority

Source: Census 2011
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On this basis, it can be beneficial to test the impacts of excluding London moves on the
overall containment of moves to and from each TGSE authority. The following table
shows the levels of containment based on all moves to addresses in each authority,
excluding those originating in London. The levels of containment when London
authorities are included are also shown for context, replicated from Figure 2.1.

Figure 2.6: Containment of Moves 2010/11 i Excluding Greater London

Basildon Castle Rochford  Southend- Thurrock TGSE
Point on-Sea
Allmoves 57.6% 51.2% 43.1% 65.8% 61.9% 72.9%
Excluding 61.7% 54.0% 45.3% 70.0% 69.5% 78.5%
London

Source: Census 2011

When London is excluded, Southend-on-Sea and Thurrock in particular show a higher
level of containment which approaches or exceeds the 70% threshold suggested in the
PPG. This suggests that moves within these authorities are more likely to be self-
contained when moves from London are excluded, although it is notable that
containment levels in Castle Point and Rochford continue to be relatively low. This
suggests that these authorities also have important local relationships, with low levels of
containment therefore not entirely attributable to London.

It is also beneficial to understand the extent to which containment based on the origin of
migrants is influenced by London, by running a similar calculation excluding moves from
Greater London. The impact of this sensitivity is summarised in the following table.

Figure 2.7:  Origin of Migrants 2010/11 1 Excluding Greater London

Basildon Castle Rochford  Southend- Thurrock TGSE

Point on-Sea

All moves 60.6% 54.5% 44.5% 64.2% 61.6% 74.0%

Excluding 68.5% 60.8% 49.4% 70.0% 79.5% 84.9%
London

Source: Census 2011

This evidently has a significant impact in many authorities, where a sizeable proportion
of people moving to the authority had moved from Greater London. Indeed, at TGSE
level, around 85% of migrants i excluding those from Greater London i moved within
this functional geography. Again, Thurrock and Southend-on-Sea have the highest
levels of containment, suggesting that while London is a significant driver of migration to
these authorities, there is an underlying comparably high level of containment. In
contrast, this is not the case in Rochford in particular.

The relationship with London and its demographic and economic implications are
considered further later in this report.
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House Prices

The PPG suggests that house prices should be analysed in order to understand housing
market area geographies. This recognises that house prices i which reflect the
outcomes of supply and demand in the market i can be used to identify patterns in the
relationship between housing demand and supply across different locations. An analysis
of house prices therefore provides a market based reflection of housing market area
geographies, allowing the identification of areas with clearly different price levels to
surrounding areas.

It is important to consider house prices within the wider context, and the following table
therefore summarises change in average house prices across a wider geography which
encompasses all neighbouring authorities. The table highlights change between 2002
and 2012, with 2007 7 commonly interpreted as the peak of the market i also shown for
additional information. This data is sourced from DCLG Live Tables, which are produced
based on Land Registry data.

Figure 2.8: Change in Mean House Prices 2002 1 2012

Authority 2002 200271 2012 200771 12
Southend- £121,285 £203,898 £214,191 76.6% 5.0%
on-Sea

Basildon £137,977 £212,899 £221,378 60.4% 4.0%
Brentwood £222,789 £328,266 £345,403 55.0% 5.2%
Medway £113,160 £175,662 £173,693 53.5% -1.1%
Gravesham £135,451 £203,245 £205,803 51.9% 1.3%
Havering £162,619 £246,926 £245,142 50.7% -0.7%
Dartford £148,063 £213,549 £223,118 50.7% 4.5%
Chelmsford £170,755 £253,957 £256,452 50.2% 1.0%
Bexley £151,079 £225,114 £226,376 49.8% 0.6%
Castle Point £140,855 £216,586 £209,133 48.5% -3.4%
Maldon £165,715 £252,052 £244,003 47.2% -3.2%
Thurrock £125,529 £185,127 £180,974 44.2% -2.2%
Rochford £162,500 £241,841 £231,733 42.6% -4.2%

Source: DCLG, 2015

As shown, house prices have grown at different rates across this geography, with
average prices increasing by over 75% between 2002 and 2012 in Southend-on-Sea
compared to around 43% in Rochford. This therefore does not suggest a significant
commonality in this regard, although it is notable that i with the exception of Thurrock i
average prices in the remaining TGSE authorities were relatively comparable, albeit
slightly higher in Rochford.
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Indeed, understanding the current profile of house prices in TGSE and surrounding
areas provides an important insight into the price geography of the area. The following
plan therefore illustrates the average price paid in each postcode sector in 2014, based
on Land Registry data.

Figure 2.9:  Price Paid by Postcode Sector 2014

! Price Paid 2014
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Source: Land Registry, 2015

There is evidently a broad consistency in average house price across the TGSE
authorities. The more urban parts of TGSE, on the whole, demonstrate lower levels of
average houses price compared to more rural areas.

There is an evidenced increase in house price in areas to the north west of TGSE
suggesting a level of market demarcation with these areas. .

Taking a wider picture of the mapping shown in Figure 2.9, it is clear that house prices
in TGSE are considerably lower than in a number of other areas illustrated, such as
more central areas of London, Epping Forest and much of western Kent. More
comparable house price levels are seen along the Thames into East London and over
the Thames, directly into eastern Kent.

Contextual Data

The PPG suggests that other contextual data should be analysed when defining housing
market areas, through consideration of other spatial indicators beyond those identified in
the PPG.
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Urban Form
The urban form of the TGSE area provides important context, with the following plan
illustrating the extent of the Green Belt and location of urban areas®".

Figure 2.10: Urban Area and Green Belt
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Source: Pitney Bowes, 2015; Turley, 2015

There is evidently a break in the London urban area to the west of TGSE, with the
Green Belt acting as a buffer between the capital and the main urban areas of TGSE.
The largest urban area of Thurrock, however i located on the riverside to the south west
of the authority T is comparatively detached from other parts of the TGSE area, which is
likely to be a factor in the slightly higher levels of containment seen in the authority.
Settlements such as Corringham and Stanford-le-Hope, however, may share a stronger
relationship with Basildon, given their proximity to the town.

Other characteristics can be attributable to the nature of Southend-on-Sea, which is
predominantly urban. Given that this urban area broadly extends into Castle Point and i
to a slightly lesser extent i Rochford, this is likely to be a factor in the strong
connections between these three authorities.

Commuting

The PPG states that travel to work areas (TTWASs) can provide information about
commuting flows and the spatial structure of the labour market. This is an official ONS
dataset, released to identify areas where the bulk of the resident population also work
within the same area.

2 As classified by Pitney Bowes
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2.33 2011 TTWAs were defined in August 2015, based on data from the 2011 Census, with
the methodology document outlining the approach taken:

AThe current criterihafoat deé¢asnit ngsBTWAsSthe area
workforce work in the area and at least 75% of the people who work in the area also live

in the area. The area must also have an economically active population of at least

3,500. However, for areas with a working population in excess of 25,000, self-

containment rates as |l ow as 66. 7%odrféd dedapteerd a
workforce size and level of self-c ont ai iment o

2.34  As shown in the following plan, TGSE is largely covered by a single TTWA, centred
around Southend. Western parts of Thurrock, however, fall within the London TTWA,
highlighting the important economic role of London for people living in this area of the
district.

Figure 2.11: Travel to Work Areas 2011
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Source: ONS, 2015

2.35 Itis also beneficial to analyse commuting patterns focusing on those living and working
in each of the TGSE authorities, in order to identify key functional economic linkages
with other areas. Again, this can be drawn from 2011 Census data, and the following
table shows the proportion of residents of each authority who work within the same
authority, and the proportion that work within the wider TGSE area.

25 ONS (2015) Overview of 2011 Travel to Work Areas
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Figure 2.12: Containment of Labour 2011

Works within authority Works within TGSE
Basildon 47.2% 59.4%
Castle Point 29.3% 68.9%
Rochford 25.5% 68.1%
Southend-on-Sea 55.3% 75.0%
Thurrock 45.9% 56.5%
TGSE ) 64.9%

Source: Census 2011

2.36  Overall, around 65% of people who live in TGSE work within this geography, indicating
that around 35% of the resident labour force commute elsewhere to work. This is
variable within the area, however, with very few residents in Rochford and Castle Point
working within their home authority but a considerable proportion working in another
area of TGSE. Southend-on-Sea has the highest containment of its labour force, and
indeed only around one in four residents commute outside of TGSE for work. This
contrasts with Thurrock and Basildon, however, where over 40% of residents commute
to work outside of TGSE.

2.37  To further illustrate this point, the following graphic shows major commuting flows from
TGSE authorities, based on 2011 Census data. This highlights flows consisting of over
4% of residents.
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Figure 2.13: Main Commuting Flows from TGSE 2011

Source: Census 2011

Within TGSE, there is a significant flow from Castle Point to both Basildon and
Southend-on-Sea, which is a likely driver behind the low levels of containment seen in
the borough. Basildon draws on labour from many other areas of TGSE, while there are
significant outflows recorded from Rochford to Basildon, Castle Point and Southend-on-
Sea. There are also relationships between Basildon, Rochford and authorities to the
north, primarily Brentwood and Chelmsford. Furthermore, there is a clear commuting
relationship with London, with each authority seeing at least 5% of its residents
commuting to work in central London.

There is evidently an important relationship between TGSE and Greater London as a
place of work. The 2011 Census recorded a total of 66,548 TGSE residents who
commuted to London, equivalent to a quarter of all commuting residents. This
represents an increase of 5.7% compared to the number recorded in the 2001 Census,
suggesting that this relationship has strengthened over the past decade. The strength of
this relationship is likely to be driven to a large extent by the strong transport
connectivity in the area, particularly by rail, with much of the area within around 1 hour
of the city.

It is also important to consider the composition of the workforce in TGSE, and the
proportion of which live within the area. This is summarised in the following table.

































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































