
8 REQUIREMENTS FOR DIFFERENT SIZES OF HOMES

Introduction

8.1 There are a range of factors which influence housing demand. These factors play out at different

spatial scales and influence both the level of housing demand (in terms of aggregate household

growth) and the nature of demand for different types, tenures and sizes of homes. It is also

important to understand that the housing market is influenced by macro-economic factors, as

well as the housing market conditions at a regional and local level.

8.2 Demographic changes are however expected to be a key long-term driver. It is reasonable to

consider the implications of demographic trends (and in particular changes in the age structure

of the population) as a starting point for considering what mix of housing might be needed over

the period to 2033.

Methodology

8.3 Figure 92 describes the broad methodology employed in the housing market modelling. Data is

drawn from a range of sources including the 2011 Census and our demographic projections.

Figure 92: Stages in the Housing Market Model

Output recommendations for housing requirements by tenure and size
of housing
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Understanding how Households Occupy Homes

8.4 Whilst the demographic projections provide a good indication of how the population and

household structure will develop it is not a simple task to convert the net increase in the number

of households in to a suggested profile for additional housing to be provided. The main reason

for this is that in the market sector households are able to buy or rent any size of property

(subject to what they can afford) and therefore knowledge of the profile of households in an area

does not directly transfer into the sizes of property to be provided. The size of housing which

households occupy relates more to their wealth and age than the number of people which they

contain.

8.5 For example, there is no reason why a single person cannot buy (or choose to live in) a four

bedroom home as long as they can afford it and hence projecting an increase in single person

households does not automatically translate in to a need for smaller units. In the affordable

sector this issue is less relevant (particularly since the introduction of the social sector size

criteria) although there will still be some level of under-occupation moving forward with regard to

older person and working households who may be able to continue to under-occupy their current ,

homes.

8.6 The general methodology is to use the information derived from the projections about the

number of household reference persons (HRPs) in each age and sex group and apply this to the

profile of housing within these groups. The data for this analysis has been formed from a

commissioned table by ONS (Table C1213 which provides relevant data for all local authorities

in England) with data then calibrated to be consistent with 2011 Census data (e.g. about house

sizes in different tenure groups and locations).

8.7 Figure 93 shows an estimate of how the average number of bedrooms varies by different ages of

HRP and different sexes by broad tenure group. In the market sector the average size of

accommodation rises over time to typically reach a peak around the 45-54 age groups. In the

affordable sector this peak also appears around the same age group. After sizes peak the

average dwelling size decreases - possibly due to a number of people down-sizing as they get

older. It is also notable that the average size for affordable housing dwellings are smaller than

those for market housing whilst in market housing male HRPs live in larger accommodation for

all age groups (with no particular trend being seen in the affordable sector).
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Figure 93: Average Bedrooms by Age, Sex and Tenure - Runnymede & Spelthorne
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Source: Derived from ONS Commissioned Table C1213 and 2011 Census

Establishing a Baseline Position

8.8 As of 2013 it is estimated that there were 73,900 households living in the HMA. Analysis of

Census data linked to the demographic baseline provides us with an estimate of the profile of the

housing stock in 2013, as shown in Figure 94. The table shows that an estimated 14% of

households live in affordable housing with 86% being in the market sector (the size of the

affordable sector has been fixed by reference to an estimate of the number of occupied social

rented and shared ownership homes in the 2011 Census, updated to take account of CLG data

(Live Table 100)). The data also suggests that homes in the market sector are generally bigger

than in the affordable sector with 63% having three or more bedrooms compared to 35% for

affordable housing.

8.9 These figures are for households rather than dwellings due to information about the sizes of

vacant homes across the whole stock (l.e. market and affordable) not being readily available. For

the purposes of analysis this will not make any notable difference to the outputs. We have

however translated the household projections into dwelling figures by including a vacancy

allowance when studying the final outputs of the market modelling.
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Figure 94: Estimated Profile of Dwellings in 2013 by Size
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1 bedroom 6,123 9.6% 3,760 37.0% 9,883 13.4%
2 bedrooms 17,175 26.9% 2,795 27.5% 19,970 27.0%
3 bedrooms 26,298 41.3% 3,165 31.2% 29,463 39.9%
4+ bedrooms 14,145 22.2% 430 4.2% 14,575 19.7%
Total 63,741 100.0% 10,150 100.0% 73,891 100.0%
% in tenure 86.3% 13.7% 100.0%

Source: Denved from 2011 Census

Tenure Assumptions

8.10 The housing market model has been used to estimate future requirements for different sizes of

property over the next 20-years. The model works by looking at the types and sizes of

accommodation occupied by different ages of residents, and attaching projected changes in the

population to this to project need and demand for different sizes of homes. However the way

households of different ages occupy homes differs between the market and affordable sectors
.lIE

(as shown earlier). Thus it is necessary to consider what mix of future housing will be in the

market and affordable sectors.

8.11 The key assumption here is not a policy target but possible delivery. Our assumption is

influenced by a range of factors. The Housing Needs analysis in this report provides evidence of

notable affordable housing need although the viability of providing affordable housing will limit

the amount that can be delivered. We believe that 35% is probably an achievable level of

affordable housing delivery and this figure has been applied to the modelling. It should be

stressed that this is not a policy position and has been applied simply for the purposes of

providing outputs from the modelling process. Affordable housing contribution will be applied

on a site-by-site basis linking subject to viability and size thresholds.

Key Findings: Market Housing

8.12 As we have previously identified there are a range of factors which can be expected to influence

demand for housing. This analysis specifically looks at the implications of demographic drivers. It

uses a demographic-driven approach to quantify demand for different sizes of properties over

the 20-year period from 2013 to 2033.

8.13 Figures 95 and 96 show estimates of the sizes of market housing needed from 2013 to 2033

based on demographic trends for the whole of the study-area (and linked to the 2012-based

SNPP and CLG household projections). The data suggests a need for homes for around 11,800

additional households with the majority of these being two- and three-bedroom homes.
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1 bedroom 6,123 7,110 987 8.4%
2 bedrooms 17,175 20,769 3,594 30.5%
3 bedrooms 26,298 31,364 5,066 42.9%
4+ bedrooms 14,145 16,292 2,147 18.2%
Total 63,741 75,535 11,794 100.0%

Source: Housing Market Model

8.14 Figure 96 shows how our estimated market need compares with the current stock of housing

(based on households (i.e. excluding the vacancy allowance)). The data suggests that housing

need will broadly replicate and reinforce the existing profile of stock, but with a slight shift

towards a need for smaller dwellings relative to the distribution of existing housing. This is

understandable given the fact that household sizes are projected to fall slightly in the future

(which itself is partly due to the ageing of the population).

Figure 96: Impact of Demographic Trends on Need for Market Housing by Size, 2013 to
2033
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8.15 The graphs and statistics are based upon our modelling of demographic trends. As we have

identified, it should be recognised that a range of factors including affordability pressures and

market signals will continue to be imp~rtant in understanding market demand; this may include

an increased demand in the Private Rented Sector for rooms in a shared house due to changes
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in housing benefit for single people. In determining policies for housing mix, policy aspirations

are also relevant.

8.16 We are of the view that it is appropriate through the planning system to seek to influence the

balance of types and sizes of market housing through considering the mix of sites allocated for

development rather than specific policies relating to the proportion of homes of different sizes

which are then applied to specific sites. This approach is implicit within the NPPF which requires

local planning authorities to 'identify the size, type, tenure and range of housing that is required'.

8.17 At the strategic level, a local authority in considering which sites to allocate, can consider what

type of development would likely be delivered on these sites. It can also provide guidance on

housing mix implicitly through policies on development densities.

Key Findings: Affordable Housing

8.18 Figures 97 and 98 show estimates of the sizes of affordable housing required based on our

understanding of demographic trends. The data suggests in the period between 2013 and 2033

that around two-thirds of the need is for homes with one- or two-bedrooms with around a third of #

the need being for larger homes with three or more bedrooms.

8.19 This analysis provides a long-term view of the need for affordable housing and does not reflect

any specific priorities such as for family households in need rather than single people. We would

note that smaller properties (i.e. one bedroom homes) typically offer limited flexibility in

accommodating the changing requirements of households, whilst delivery of larger properties

can help to meet the needs of households in high priority and to manage the housing stock by

releasing supply of smaller properties. That said, there may in the short-term be an increased

requirement for smaller homes as a result of welfare reforms limiting the amount of housing

benefit being paid to some working-age households.

Figure 97: Estimated Size of Affordable Dwellings Needed 2013 to 2033
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1 bedroom 3,760 6,489 2,730 ... 43.0%
2 bedrooms 2,795 4,511 1,716 27.0%
3 bedrooms 3,165 4,843 1,678 26.4%
4+ bedrooms 430 658 228 3.6%
Total 10,150 16,501 6,351 100.0%

Source: HOUSingMarket Model

8.20 Figure 98 shows how our estimated affordable housing need compares with the stock of

affordable housing in 2013 - the figures are based on households (i.e. before adding in a

vacancy allowance). Again, the data shows that relative to the current stock there is a slight
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move towards a greater proportion of smaller homes being required - this makes sense given

that in the future household sizes are expected to drop whilst the population of older people will

increase - older person households (as shown earlier) are more likely to occupy smaller

dwellings. However, the analysis still identifies a requirement for more larger units (particularly

three bedroom accommodation).

Figure 98: Impact of Demographic Trends on Affordable Housing Need by House Size,
2013 to 2033
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Indicative Targets by Dwelling Size

3 bedrooms 4+ bedrooms

8.21 Figures 99 and 100 summarise the above data in both the market and affordable sectors under

the modelling exercise. We have also factored in a vacancy allowance in moving from household

figures to estimates of housing requirements.

Figure 99: Estimated Housing Need by Number of Bedrooms (2013 to 2033)
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1 bedroom 987 1,030 8.4% 2,730 2,844 43.0%
2 bedrooms 3,594 3,746 30.5% 1,716 1,788 27.0%
3 bedrooms 5,066 5,275 42.9% 1,678 1,748 26.4%
4+ bedrooms 2,147 2.239 18.2% 228 237 3.6%
Total 11,794 12.290 100.0% 6,351 6,618 100.0%
Source: Housing Market Model
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Figure 100: Size of Housing Needed 2013 to 2033
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8.22 Whilst the outputs of the modelling provide estimates of the proportion of homes of different

sizes that should be provided there are a range of factors which should be taken into account in

setting policies for provision. This is particularly the case in the affordable sector where there are

typically issues around the demand for and turnover of one bedroom homes. We also need to

consider that the stock of four bedroom affordable housing is very limited and tends to have a

very low turnover. As a result, whilst the number of households coming forward for four or more

bedroom homes is typically quite small the ability for these needs to be met is even more limited.

8.23 It should also be recognised that local authorities have statutory homeless responsibilities

towards families with children and would therefore prioritise the needs of families over single

person households and couples. On this basis the profile of affordable housing to be provided

would be further weighted to two or more bedroom housing. In the short-term however there may

be a need to increase the supply of one-bedroom homes due to the social sector size criteria.

8.24 For these reasons we would suggest in converting the long-term modelled outputs into a profile

of housing to be provided (in the affordable sector) that the proportion of one bedroom homes

required is reduced slightly from these outputs with a commensurate increase in fuur or more

bedroom homes also being appropriate.

8.25 There are thus a range of factors which are relevant when developing policies relating to the

mix of affordable housing that should be sought through development schemes. At a HMA level,

the analysis would support policies for the mix of affordable housing of:

• 1-bed properties: 35%-40%

• 2-bed properties: 25%-30%
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• 3-bed properties: 25%-30%

• 4-bed properties: 5%-10%

8.26 Our strategic conclusions recognise the role which delivery of larger family homes can play in

releasing supply of smaller properties for other households; together with the limited flexibility

which one-bed properties offer to changing household circumstances which feed through into

higher turnover and management issues.

8.27 The need for affordable housing of different sizes will vary by area across the HMA and over

time. In considering the mix of homes to be provided within specific development schemes, the

information herein should be brought together with details of households currently on the

Housing Register in the local area and the stock and turnover of existing properties.

8.28 In the market sector we would suggest a profile of housing that more closely matches the

outputs of the modelling. The recommendations take some account of the time period used for

the modelling and the fact that the full impact of the ageing population will not be experienced in

the short-term. In addition, as noted earlier, current constraints on mortgage finance is likely to
•suppress demand for smaller units in the short-term (particularly those which would normally

have high demand from first-time buyers).

8.29 On the basis of these factors we consider that the provision of market housing should be more

explicitly focused on delivering smaller family housing for younger households. On this basis we

would recommend the following mix of market housing be sought:

,.

• 1-bed properties: 5%

• 2-bed properties: 30%

• 3-bed properties: 45%

• 4-bed properties: 20%

8.30 Although we have quantified this on the basis of the market modelling and our understanding of

the current housing market we do not strongly believe that such prescriptive figures should be

included in the plan making process and that the 'market' is to some degree a better judge of

what is the most appropriate profile of homes to deliver at any point in time. The figures can

however be used as a monitoring tool to ensure that future delivery is not unbalanced when

compared with the likely need as driven by demographic change in the area.
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Local Authority Housing Market Modelling Outputs

8.31 Whilst the analysis above has focussed on outputs for the HMA the data itself has been built up

from analysis at a smaller area level. Figures 101 and 102 provide the outputs of this analysis in

terms of the sizes of accommodation estimated to be required in each of the affordable and

market sectors for the two different local authority areas.

8.32 Whilst there are some differences between areas it is not considered that these are significant.

The HMA-wide conclusions about the mix of housing by tenure are therefore appropriate at a

smaller area level.

Figure 101: Estimated Housing Need by Bedrooms (2013 to 2033) - Market Sector
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Runnymede 9.8% 31.3% 38.3% 20.6%
Spelthorne 7.1% 29.8% 46.9% 16.2%
HMA 8.4% 30.5% 42.9% 18.2%

Source: Housing Market Model

Figure 102: Estimated Housing Need by Bedrooms (2013 to 2033) - Affordable Sector
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Runnymede 42.8% 27.5% 25.8% 3.9%
Spelthorne 43.1% 26.6% 26.9% 3.3%
Study-area 43.0% 27.0% 26.4% 3.6%

Source: Housing Market Model

Key Findings: Requirements for Different Sizes of Homes

8.33 There are a range of factors which will influence demand for different sizes of homes, including

demographic changes; future growth in real earnings and households' ability to save; economic

performance and housing affordability. Our analysis linked to long-term (20-year) demographic

change concludes that the following represents an appropriate mix of affordable and market

homes:

oomI ~I ~ ~~
Market 5% 30% 45% 20%
Affordable 35-40% 25-30% 25-30% 5-10%
All dwellings 15% 30% 40% 15%

8.34 Our strategic conclusions in the affordable sector recognise the role which delivery of larger

family homes can play in releasing supply of smaller properties for other households; together

with the limited flexibility which one-bed properties offer to changing household circumstances

which feed through into higher turnover' and management issues.

~
. I



GL Heam
T:ILDFIWorking Partiesl35. 1 June 2015IFinai Draft SHMA (22.05.15).docx

Page 135 of 185

8.35 The mix identified above should inform strategic policies. In applying these to individual

development sites regard should be had to the nature of the development site and character of

the area, and to up-to-date evidence of need as well as the existing mix and turnover of

properties at the local level.

8.36 Based on the evidence, we would expect the focus of new market housing provision to be on two

and three-bed properties. Continued demand for family housing can be expected from newly

forming households. There may also be some demand for medium-sized properties (2 and 3

beds) from older households downsizing and looking to release equity in existing homes, but still

retain flexibility for friends and family to come and stay.

8.37 The analysis of an appropriate mix of dwellings should also inform the 'portfolio' of sites which

are considered through the Local Plan process, including: Site Allocations, Neighbourhood Plans

and other planning documents. Equally it will be of relevance to affordable housing negotiations.
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