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1 INTRODUCTION

1.1 The purpose of this paper is to assess what functional Housing Market Area or areas (HMAs) cover

Runnymede and Spelthorne Boroughs. This paper will define the relevant HMA(s) which will then

Inform subsequent work in preparing a Strategic Housing Market Assessment (SHMA).

National Policy and Guidance

1.2 The National Planning Policy Framework (NPPF) sets out that local planning authorities (LPAs)

should have a clear understanding of housing needs in their area. and that 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 1.

1.3 In Paragraph 47 it outlines that to Significantly boost the supply of housing, local planning

authorities should use their evidence base to ensure that their local plan meets the full, objectively-

assessed need for market and affordable housing in the housing market area, as far is consistent

with the policies set out in the Framework.

1.4 The NPPF emphasises that housing need is expected to be assessed for the Housing Market Area,

and that development constraints should not be applied to the assessment of need, although these

are relevant considering in bringing together evidence to set policy targets in plans.

1.5 Planning Practice Guidance (PPG) on Housing and Economic Development Needs Assessments

was issued by Government in March 2014. This outlines what a housing market area is, setting out:

A housing market area is a geographical area defined by household demand and
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 overlap.

The extent of the housing market areas identified will vary, and many will In practice cut
across various local planning authority edmintstretive boundaries. Local planning authorities
should work with all the other constituent authorities under the duty to cooperate",

1.6 The PPG sets out that housing market areas can broadly be defined using three different sources of

information:

• House prices and rates of change in house prices - providing a market-based definition
based on areas with similar house price characteristics;

• Household migration and search patterns - constderlnq the' extent to which people move
house within an areas, with a housing market area considered to be that in which typically 70%
or more of local moves are contained within (excluding long-distance moves);

• Contextual data - such as travel to work areas, retail and school catchments - with travel to
work areas providing information regarding commuting.

1 CLG (2012) National Planning Policy Framework. Paragraph 159
2 Reference ID: 2a-011-20140306
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1.7 The three strands of information look at different aspects of household behaviour, and there is no

right or wrong answer regarding what weight should be applied to different factors. What the PPG

says is that:

No single source of information on needs will be comprehensive in Identifying the appropriate
assessment area; careful consideration should be given to the appropriateness of each
source of information and how they relate to one another. For example, for housing, where
there are issues of affordability or low demand, house price or rental level analyses will be
particularly important in identifying the assessment area. Where there are relatively high or
volatile rates of household movement, migration data will be particularly important. Plan
makers will need to consider the usefulness of each source of information and approach for
their purposes.

Practical Issues

1.8 The PPG largely reiterates previous guidance on defining HMAs set out within the CLG's 2007

Advice Note on Identifying Sub-Regional Housing Market Areas. There has been effectively no

change in guidance, which continues to emphasise that there is no right or wrong answer as to how

an HMA should be defined and that the approach should, in effect, reflect local market

characteristics and circumstances.

1.9 There is a range of previous work which has been undertaken to define HMAs over the last decade,

at national, regional and local levels. However it is appropriate for the SHMA to review this, not

least given that a significant proportion of the past work is informed by 2001 Census data regarding

commuting and migration patterns. 2011 Census flow data was issued in late July 2014.

1.10 There are some further practical issues which are dealt with in the recent Planning Advisory Service

(PAS) Technical Advice Note on Objectively Assessed Need and Housing Targets.
3
This outlines

that in practice, the main indicators used to define HMAs are migration and commuting flows, but

goes on to point out that:

One problem in drawing boundaries is that if each local planning authority were to draw an
HMA centred on its area, there would be almost as many HMAs as local authorities. ThIs is
because the largest migration flows in and out of any individual authority are usually those
linking it with immediately adjacent authorities. But each of these adjacent authorities will
probably find that their largest migration flows link them to their immediate neighbours, and
the chain continues indefinitely.

Thus if each authority works independently to define an optimal HMA each authority may
draw a different map, centred on its own area.

1.11 The PAS Note argues that to address this issue, it is useful to start with a "top down analysis" which

looks at the whole country. This is provided by a research study led by the Centre for Urban and

Regional Development Studies (CURDS) at Newcastle University to define HMAs across England,

3 Peter Breit Associates for PAS (June 2014) Objectively Assessed Need and Housing Targets
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would wish to adopt. In practical terms, we are of the view that towards the edges of most housing
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which was published by Government in November 20104
. This has defined a consistent set of

HMAs across England based on migration and commuting data from the 2001 Census.

1.12 Peter Brett Associates emphasise that this should be considered 'only a starting point' and should

be sense-checked against local knowledge and more recent data, especially on migration and

commuting - concluding that more recent data 'should always trump' the national research.

1.13 GL Hearn agrees with Peter Brett Associates' conclusions in this respect, and indeed our approach

in other SHMA reports is consistent to this.

1.14 A further practical issue regards geographical building blocks. A key purpose of the SHMA is to

define the Objectively Assessed Need (OAN) for housing. The PPG is cfear that the starting point

for this are official population and household projections. These are published at a national level,

and for local authorities. They are not published below local authority level, nor is the data available

(regarding migration and trends in household formation which are key drivers within the projections)

below local authority level. On this basis we consider that housing market areas should be based

on the 'best fit' to local authority boundaries; albeit that SHMAs can (and should) recognise erose-

boundary influences and interactions. The PAS Guidance supports this, concluding that:

It is best if HMA boundaries do not cut across local authority areas. Dealing with areas
smaller than local authorities causes major difficulties in analysing evidence and drafting
policy. For such small areas data availability is poor and analysis is complex. These
complications are not offset by the benefit of greater accuracy.

1.16 We consider that HMAs are also likely to be relatively similar to Functional Economic Market Areas

(FEMAs) in many instances, a further point which is supported by PBA.

Report Structure

1.17 The remainder of the report presents our analysis and findings regarding the HMA geography. It is

structured as follows:

• Section 2 - We review of Existing Research including the SHMAs of neighbouring authorities;
and

• Section 3 - We define the HMA(s) that Runnymede and Spelthorne operate in.

4 C Jones, M Coombe and C Wong for CLG (Nov 2010) Geography of Housing Markets, Final Report
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2 REVIEW OF EXISTING RESEARCH

CLGI CURDS Study

2.1 National research undertaken for Government by a consortium of academics led by the Centre for

Urban and Regional Development Studies (CURDS) at Newcastle University has sought to define

housing markets across England. As the PAS Guidance recommends, we have used this as a

'starting point' for considering the HMA geography.

2.2 The CURDS Study for CLG considers commuting and migration dynamics (based on 2001 Census

data) and house prices (standardised for differences in housing mix and neighbourhood

characteristics). This information was brought together to define a three tiered structure of housing

markets, as follows:

• Strategic (Framework) Housing Markets - based on 77.5% commuting self-containment;
• Local Housing Market Areas - based on 50% migration self-containment; and
• Sub-Markets - which would be defined based on neighbourhood factors and house types.

2.3 The Strategic and Local HMAs are mapped across England, with the Local HMAs embedded within

the wider Strategic HMAs. Both are defined based on wards.

2.4 The Study defines a London Framework HMA which extends into the Home Counties. In our view a

national analysis of house prices would tend to support this, showing the influence of London and

transport links into London extending well beyond Greater London into the South East and East of

England .

..
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Figure 1:CURDS-Defined London Framework HMA

Source: CURDS

2.5 As the 2013 London SHMA demonstrates, there is an established trend of migration Into London

from across the UK and abroad, with net movement out of London into the Home Counties. In our

view this movement out of London is influenced both by quality of place! lifestyle factors and by

housing costs, and is most apparent for family households.

2.6 The CURDS Study identifies that the use of local housing market areas Is particularly relevant in

housing markets which include a major urban area, setting out:

"Without a tiered perspective a focus on large Framework HMAs any local areas of very high
and very low house prices will also run the risk of producing an averaged out value which
fails to diagnose the dynamics of local changes in the housing market.

The more fine-grained differentiation of multiple housing markets within a major urban area
will also me missed - the latter is most obvious in London where much of Greater London is
identified as a large Framework HMA. It is in such areas that an additional lower-tier
geography can reffect more localized housing market conditions, end it is notable that in such
areas that separate lower-tier HMAs are mostly identified."

2.7 In respect of the use of the lower-tier local HMAs, the CURDS Study goes on to comment that "a

tiered geography links to both national/ cross-regional and more strategiC SUb-regional analysis

whilst, at the same time, providing a sl)fficiently fine-grained basis for more locally based analysis
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and policy fonnulatlon in respect of, for example, issues relating to affordabil/ty and/or to core

strategy / LDF preparation and monitoring by Individual local planning authoritIes."

2.8 Considering the CURDs Defined HMA, the majority of Runnymede is shown to be within the

Guildford-centred Local HMA. The remainder of the Borough along with Spelthorne Boroughs is

defined as falling within a West London local HMA.

Figure 2: CURDS-Defined Guildford Local Housing Market Areas

Source: CURDS

2.9 To conclude on a single-tier basis both Runnymede and Spelthorne relate to the London Housing

market. Looking at the more local housing markets Spelthorne falls within the West London HMA

along with Northern Runnymede around Egham and Southern Runnymede in the Guildford HMA.

On a more practical level working as a local authority we would include all of Runnymede as within

the Guildford focused HMA which also includes: Basingstoke, East Hants, Rushmoor, Guildtord,

Surrey Heath Waverley and Woking.

2.10 On a more practical basis it is necessary to assign the boroughs to a single grouping

GL Hearn Page 10 of 36
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DTZ Regional Research

2.11 Sub-regional housing markets within the South East of Engiand were defined in the South East

Plan based on a regional study was undertaken by DTZ for the South East Regional Assembly and

Homes and Communities Agency In 20045 to define housing market areas across the South East.

DTZ identified 21 housing market areas across the region.

2.12 The DTZ Study identified a GuildfordlWoking Sub-Regional HMA extending across much of western

Surrey and into East Hampshire. This was based on analysis of migration and travel to work

patterns and wider data, togethor with a piOgiam,oc cf s::a:,a:'o:dei angagoi1\ent to agree the

definitions of housing markets across the region This HMA included East Hampshire, Waverley,

Guildford, Woking, Surrey Heath, Runnymede and Elmbridge.

2.13 An Inner West (Slough and Hounslow) market was defined which was found to extend from

eastern part of Bracknef ~nrnllgh, the eastern part of the Royal Borough of Windsor and •
Maidenhead, with a central nucleus focused on Slough.

Figure 3: Housing Market Areas In the South East

..

Source: DTZ (2004) Identifying the Local Housing Markets of the South East

5 DTZ (2004) Identifying Ihe Local Housing Markets of the South East
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Existing SHMA Studies

2.14 We have undertaken a high-level review of existing post-NPPF SHMA Studies and how these

define Housing Market Areas.

• Hart, Rushmoor & Surrey Hcnth SHMA - the Consultation Draft Report for this SHMA, dated
May 2014, concludes that taken together, previous research on housing markets and up to date
analysis of migration and travel to work patterns supports the particular importance of Hart,
Rushmoor and Surrey Heath working together;

• West Surrey SHMA - this defines a housing market area centred on Guildford which includes
Guildford, Waverley and Waking, but with a d6gree of civor:ap ·i.~~hthe ~:a~, :\i..ishmoor and
Surrey Heath market and an influence from London;

• Windsor & Maidenhead SHMA - this SHMA, dated Jan 2014, defines an HMA which includes
all of the Borough's adjoining Districts, these beir;g Reading, Wokingham, Wycombe, Windsor
and Maidenhead, West Bucks, Slough, Bracknell Forest, Surrey Heath, Runnymede and
Spelthorne;

• London SHMA - the GLA's 2013 SHMA looks at the Greater London area, but recognises links
beyond this setting out that 'its urban area extends beyond this boundary and encompasses a
substantial hinterland' but sets out that there is no universally accepted way of measuring this,
noting that boundaries based on analysis of commuting and migration "are highly sensitive to the
specific level of containment uses" based on reference to the CURDS Study. ..

2.15 If is also relevant noting the findings of the slightly older 2007 Berkshire SHMA. This Study,

prepared by DTZ, reviewed the definition of the Inner West Market identified in their earlier 2004

Study, and concluded that there was a separate East Berkshire market containing Slough and

Windsor and Maidenhead (and possibly South Bucks).

2.16 The Windsor and Maidenhead Housing Market area is based on those local authorities directly

around it as weil as some with Strategic Links. The HMA reflects the tocat authorities which have

any relationship with the Royal Borough rather than just those with a key relationship. While

Spelthorne was included in the RBWM HMA this was to reflect localised links around Sunningdale

and Virginia Water.

2.17 The Valuation Office Agency (VOA) define Broad Rental Market Areas (BRMA) which are the

geographical areas used to determine Local Housing Allowance (LHA) rates. These can be likened

to Housing Market Areas although ones defined based on the broad area where a person could

reasonably be expected to live taking Into account access to facilities and services for the purposes

of health, education, recreation, personal banking and shopping. The areas are defined by looking

at these services and the ease to which residents can visit them via a variety of transport modes.

2.18 According to the VOA, most of Spe:thorne and Runnymede fall within the Walton BRMA, which

includes a number of key towns around the Surrey/London border. The parts of Runnymede

GL Hearn Page 12 of 36
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around Virginia Water and sparsely populated parts of Spelthorne (mostly reservoirs) are within in

the East Thames Valley BRMA.

2.19 The Walton BRMA stretches across a wide area to the South West of London and encompasses

the towns of Staines, Ashford, Esher, Leatherhead, Cobham Walton, Weybridge, Addlestone

Egham, Oxshott and Sunbury. It encompasses Spelthome, Runnymede, Elmbridge and the

northern parts of Mole Valley.

Figure 4: Walton Broad Rental Market Area

..

h·n.

....
'I

I'
(
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Source: VOA
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3 DEFINING THE HMA

3.1 The National Planning Policy Framework (NPPF) states that local planning authorities should use

their evidence base to ensure Local Plans meet the full, objectively assessed needs for market and

affordable housing in their housing market area (HMA).

3.2 In simple terms, the HMA Is a geographical area in which the majority of people, who move, will

move within. It also reflects functional relationships between where people live and work. However,

defining housing market areas is an inexact science and there is no single source of information

that will clearly identify housing market areas.

3.3 As outlined above, previous attempts to identify the Housing Market Areas have shown that the

Runnymede and Spelthorne are clearly linked to London. However, the CURDS report

recommends that we look at more localised housing market areas within areas close to major urban

areas. This section of the report considers key data to Identify local housing markets.

Reviewing 2011 Census Data

3.4 The previous housing market area studies (as outlined earlier in this report) have principally been

based on interrogation of 2001 Census data where analysis has been undertaken below local

authority level. Data on commuting and migration flows from the 2011 Census was issued in July

2014, and it is thus an appropriate point at which to review housing market geographies.

..

3.5 In line with the recent PAS Advice note we have produced our own top-down analysis focusing on

the major settlements and employment centres in the sub-region. We have reviewed both the

catchments of the larger employment centres, as well as the major flows from and to and between

Runnymede and Spelthome. We have also reviewed migration patterns from the 2011 census at a

local authority level which is the most detailed level available at the time of publication.

Travel to Work

3.6 As with the previous studies the influence is of London is quite ciear. At present around 36% of

residents in Spelthorne and 19% of those in Runnymede commute to l.ondon This is also reflected

in the CURDS work which illustrates the extent of the London influence, The map overleaf

represents the catchment of Central London, when all of London is considered, including

employment at Heathrow, the catchment extends much further in(fluding to the West. This is

illustrated later in this document.

3.7 In line with the CURDS approach we have sought to analyse more local markets based on a top

down approach on centring on key sub-regional settlements.
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Figure 5: Inner London TTW catchment (2011)

TIW Flows

Inner london Catchment
• Primary (75% or WOrlcers)

Secondary (90% or Workers)
Full catchment

c:J Spelthome & Runnymede
Souru.: OMS c.rv". lOU

Source: ONS, Census 2011

Runnymede & Spelthorne SHMA GLHearn

3.8 Our choice of settlements reflects the major employment centres (Over 12,000 employees in a

singles MSOA and adjoining areas) in the wider sub-region, these are:

..
• Slough;
• Heathrow;
• Woking;
• Maidenhead;
• Kingston Upon Thames;
• Leatherhead;
• Guildford;
• BrackneU;and
• Farnborough.

3.9 In addition we have also analysed the travel to work catchments of Runnymede, Spelthorne and

Elmbridge Boroughs, I.e. where people working in the Borough commute in from. For each

settlement we have defined the following catchments:

• Primary Catchment - Which reflects the Middle-Level Super Output Areas (MSOAs) with the
highest contribution of employees comprising 75% of the workforce for the target settlement;

• Secondary Catchment - Which reflects the MSOAs with the highest contribution of employees
comprising 75%-90% of the workforce for the target settlement;

GL Hearn
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• Full Catchment - Which reflects the MSOAs which contribute employees to the target
settlement?

3.10 These catchments demonstrate the areas of influence of each of the economic centres and broadly

reflect the Functional Economic Market Areas. The 75% containment rate we have used for our

primary catchment broadly a!ignEwith that used by ONS to define mil/As using the 2001 Census

data, although the threshold they have used for larger settlements falls to a 66% self-containment

level.

Figure 6: Map of Major Employment Centres (2012)

.'

.... In E~mont CA!nIm
Bractnalt_f~_GuIIdIofd

_ HNthrow

• l.ea1!lethtOO
_ ~1a1do<1hoi>d

- Slough\YokIng
• KlngsIDn

EImtJrtdoeoRllIlnym.d. andSpoI-

IRunnymede and Spelthorne SHMA

Source: NOMIS, 2013

3.11 Maps plotting the catchment areas of these employment centres can be found in the appendix. The

key analysis shows that no part of Runnymede or Spelthorne fall into the primary catchment areas

of Farnborough or Maidenhead. However, the area around Egham is influenced by Bracknell and

New Haw by Guildford.

3.12 There are however a number of employment centres their primary catchment includes parts of both

Runnymede and Elmbridge. The Leatherhead Primary catchment includes southern parts of

Runnymede around both Chertsey and Virginia Water.

GL Hearn
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3.13 Both Kingston and Slough draw workers from the east and west respectively of both Boroughs.

Kingston's primary catchment covers Addlestone and Chertsey in Runnymede and around Ashford

in Spelthorne. For Slough the primary catchment covers Virginia Water and Egham in Runnymede

and Staines in Spelthorne.

3.14 The primary catchment of Woking covers almost all of Runnymede and Spelthorne, the only

exception being the north of Spelthorne around Staines and to a lesser extent the north of

Runnymede. Woking's primary catchment includes West Surrey and parts of northern Hampshire.

3.15 The Heathrow primary catchment is quite extensive and covers almost all of West London and all of

Runnymede and Spelthorne and extends into Buckinghamshire and Berkshire.

3.16 We have next sought to use a similar approach to considering where people working in Spelthorne

and Runnymede live.

3.17 Spelthorne's primary catchment includes all of Runnymede and Elmbridge boroughs and most of

the surrounding local authorities including some of the London Boroughs. Interestingly it extends #

as far north as South Bucks and as far south as Guildford.

3.18 The Runnymede catchment also includes all of Spelthome and Elmbrldge Boroughs although the

catchment looks more to the south and west than the Spelthorne catchment. Although not reliant

Richmond and Kingston.

3.19 Because of Elmbridge's locality and inclusion in both the Spelthorne and Runnymede primary

catchments we have also reviewed its travel to work catchment. The Borough's primary catchment

also includes all of study area but looks more to eastern Surrey (such as the area around

Leatherhead and Epsom and Ewell) than either Spelthorne or Runnymede. It also includes all of

the London Borough of Kingston.

.'
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Figure 7: Commuting to Spelthorne (2011)

nw FhlW:;

Spelthome catchment
_ Prlmary (75% of Workers)

Secondary (90% of Wot1<ers)
FuR catchment

CSpelthome &. Runnymede

Runnymede & Spelthorne SHMA
Source: ONS Census, 2011
Figure s: C~~~:!~!ng to Runnymede (2011)

UWflgws
Runnymede catchment
_ PrImary (75% of WortIers)

Secondary (90% of Workers)
Ful catchment

Cl RUMV1'Ilede and 5I)elthome

Runnymede & Spelthorne SHMA

Source: ONS Census, 2011

GLHeam
J:IPlanningUob Fd... \J032295 - Runnymede SHMA\DeIining the HMAIDraft HMAPaper (21.08.14).dDCl(

Page 180f36


