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1 INTRODUCTION

Context and Purpose

1.1 GL Hearn has been commissioned to prepare a Strategic Housing Market Assessment (SHMA) for

Runnymede and Spelthorne District Councils. GL Hearn leads a consultancy team which includes

Justin Gardner Consulting (JGC).

1.2 The preparation of the SHMA has followed relevant national policy and guidance, specifically the

National Planning Policy Framework/ and Planning Practice Guidance (PPG) on Housing and

Economic Development Needs Assessments". It defines the Objectively Assessed Need (OAN) for

housing as national planning policy requires, as well as considering the need for different types of

housing and the housing needs of different groups within the community.

1.3 The preparation of a new SHMA has been commissioned to respond to the requirements of the

NPPF and PPG to provide a fit-for-purpose evidence base to inform and support planning and

housing policies, including to:

• Reflect the latest datasets including population and household projections;
• Comply with the requirements of the NPPF, the NPPG and objectively assessed need guidance;
• Comprehensively inform duty to cooperate requirements;
• Incorporate and have full regard for housing and economic growth imperatives and the

connections between them;
• Enable improved alignment between housing and workspace evidence bases.

National Planning Policy Framework (NPPF)

1.4 The National Planning Policy Framework (NPPF) was published in March 2012. The Framework

sets a presumption in favour of sustainable development whereby local plans should meet

objectively assessed development needs, with sufficient flexibility to respond to rapid change,

unless the adverse impacts of doing so would significantly or demonstrably outweigh the benefits or

policies within the Framework indicate that development should be restricted.

1.5 The NPPF highlights the Strategic Housing Market Assessment (SHMA) as a key pi=ce of evidence

in determining housing needs. Paragraph 159 in the Framework outlines that this should identify the

scale and mix of housing and the range of tenures which the local population is likely to need over

the plan period which:

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

2 CLG (March 2012) National Planning Policy Framework
3 http://planningguidance.planningportal.gov.uklblog/guidance/housing-and-economic-development-needs-assessmentsl
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• Addresses the need for all types of housing, including affordable housing and the needs of
different groups in the community; and

• Caters for housing demand and the scale of housing supply necessary to meet this demand.

1.6 This is reaffirmed in the NPPF in Paragraph 50. The SHMA is intended to be prepared for the

Housing Market Area (HMA), and include work and dialogue with neighbouring authorities where

the HMA crosses administrative boundaries.

1.7 Paragraph 158 of the NPPF also emphasises the alignment of the housing and economic evidence

base and policy. Paragraph 17 in the NPPF reaffirms this, and outlines that planning should also

take account of market signals, such as land prices and housing affordability. However it also

makes clear that plans must be deliverable.

1.8 Paragraph 181 sets out that Local Planning Authorities (LPAs) will be expected to demonstrate

evidence of having effectively cooperated to plan for issues with cross-boundary impacts when their

Local Plans are submitted for examination. This highlights the importance of collaborative working

and engaging constructively with neighbouring authorities, as required by Section 33A of the 2004

Planning and Compulsory Purchase Act. ,

1.9 Local plans must be 'sound.' The NPPF sets out that this means that they must be positively

prepared, justified, effective and consistent with national policy. This is tested by an independent

inspector through the plan examination process. To be positively prepared, a Plan "should be

prepared based on a strategy which seeks to meet objectively assessed development and

infrastructure requirements, including unmet needs from neighbouring authorities where it is

reasonable to do so and consistent with achieving sustainable development. n Thus local authorities

in preparing plans must seek to work with their neighbours to consider whether there are unmet

needs in one area which could be met within another - principally through joint working at a HMA

level.

Planning Practice Guidance

1.10 New Planning Practice Guidance was issued by Government in March 2014. This includes

Guidance on 'Assessment of Housing and Economic Development Needs'. This is.relevant to this

report in that it provides clarity on how key elements of the NPPF should be interpreted, including

the approach to deriving an objective assessment of the need for housing. The approach in this

report follows that in the Planning Practice Guidance (PPG).

1.11 The Guidance defines "need" as referring to:

'the scale and mix of housing and the range of tenures that is likely to be needed in the
housing market area over the plan period - and should cater for the housing demand of the
area and identify the scale of housing supply necessary to meet this need. '

t
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It sets out that the assessment of need should be realistic in taking account of the particular nature

of that area. and should be based on future scenarios that could be reasonably expected to occur. It

should not take account of supply-side factors or development constraints. Specifically the

Guidance sets out that:

"plan makers should not apply constraints to the overall assessment of need, such as
limitations imposed by the supply of land for new development, historical under performance,
infrastructure or environmental constraints. However these considerations will need to be
addressed when bringing evidence bases together to identify specific policies within
development plans. "

1.12 Against this context it is important to recognise that the SHMA assesses need for housing, it

does not set housing targets - which need to take account both of unmet needs from other areas

and other factors including development constraints and delivery of supporting infrastructure.

1.13 The Guidance outlines that estimating future need is not an exact science and that there is no one

methodological approach or dataset which will provide a definitive assessment of need. However,

the starting point for establishing the need for housing should be the latest household projections

published by the Department for Communities and Local Government (CLG). At the time of th~

preparation of this report the latest projections were the 2011-based 'Interim' Household

Projections 4. These have now been superseded by the 2012-Sased Household Projections

published by the DCLG in February 2015. The guidance also outlines that the latest population

projections should be considered. These are the 2012 Sub-National Population Projections

published by ONS in May 2014.

1.14 The Guidance sets out that there may be instances where these national projections require

adjustment to take account of factors affecting local demography or household formation rates, in

particular where there is evidence that household formation rates are or have been constrained by

supply.

1.15 It suggests that proportional adjustments should be made where the market signals point to supply

being constrained relative to long-term trends or to other areas in order to improve affordability.

1.16 Evidence of affordable housing needs is also relevant, with the Guidance suggesti':',g that the total

affordable housing need should be considered in the context of its likely delivery as a proportion of

mixed market and affordable housing. In some instances it suggests this may provide a case for

increasing the level of overall housing provision.

4 CLG (April 2013) 2011-based Interim Household Projections

,
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1.17 In regard to employment trends, the Guidance indicates that job growth trends and/or economic

forecasts should be considered having regard to the growth in working-age population in the HMA.

It sets out that where the supply of the 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 and other sustainable options such as walking

and cycling) and could reduce the resilience of local businesses. In such circumstances, plan

makers will need to consider how the location of new housing and infrastructure development could

help to address these problems.

Overview of the Approach to Deriving OAN

1.18 The NPPF and PPG set out a clear approach to defining the Objectively Assessed Need (OAN) for

housing. We have sought to summarise this within Figure 1. This summarises the approach we

have used to considering OAN.

1.19 Those elements of figure 1 within the dashed line will be considered through this SHMA process,

the core output of which will be an objective assessment of housing need. This will then be

considered alongside wider factors such as unmet need from other areas, land supply, deliverY

constraints, sustainability appraisals and aligning the economic and housing strategies in order to

derive a housing target for the Borough.

1.20 The starting point for the objective assessment of need will be the trend based population and

household projections. The core inputs of these, migration rates and household formation rates, will

be tested. In particular the household formation rates will be tested on the basis of whether

household formation has historically been constrained. This will include analysis of market signals

and whether there is a need to adjust the formation rates to take this into account.

1.21 The migration rates will be interrogated to see whether recent trends used in the national

projections are likely to reoccur going forward or whether a longer term or alternative trend would

be more appropriate. We will also consider the impact of job forecasts and how this will drive

migration rates going forward. Taking these elements together we then calculate an objective

assessment of need.

,
. i



..

Figure 1: Overview of Approach
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Report Structure

1.22 This report takes account of the 2012-based SUb-National Population Projections issued by ONS

in March 2014. It also takes into account recent academic research regarding the impact of the

recession and housing market downturn on household formation rates; and associated

improvements in GL Hearn's modelling approach. The report also seeks to look more specifically

at local dynamics affecting future housing need in Runnymede and Spelthorne.

1.23 Following this introductory section the remainder of this Report is structured as follows:

• Section 2: Defining the Housing Market Area (HMA);
• Section 3: Characteristics of the Housing Market;
• Section 4: Overall Housing Need;
• Section 5: Affordable Housing Need;
• Section 6: Market Signals;
• Section 7: Economic-led Housing Need;
• Section 8: Conclusions. Requirements for Different Sizes of Homes
• Section 9: Specific Groups of the Population
• Section 10: Conclusions and recommendations

~
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2 DEFINING THE HMA

2.1 Paragraph 47 of 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).

2.2 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.

Review of Existing Research

2.3 National research undertaken for the 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.

2.4 •The CURDS Study for CLG considers commuting and migration dynamics (based on 2001

Census data) and house prices (standardised to account 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.

2.5 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 at a gold standard and based

on local authorities for the silver standard.

2.6 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 in.!') the South

East and East of England.

2.7 Figure 2 illustrates the gold standard Strategic (Framework) Housing. Market Areas and how the

London Housing Market area extends to South West London and North Surrey. It is worth noting

that the silver standard (which groups local authorities to Housing Market Areas) also includes

both Spelthorne and Runnymede Boroughs as part of the London Strategic (Framework)

Housing Market Area.
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Figure 2: CURDS-Defined London Framework HMA

Strategic Housing
Martie' Area,
CRunnymede & Spelthome
London Framewot1( HMA

Source: CURDS

2.8 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.L·

2.9 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 (will run the risk of) any
local areas of very high and very low house prices (being) averaged out. 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 be 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 reflect more localised housing market conditions, and it is
notable that in such areas separate lower-tier HMAs are mostly identified. n

2.10 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

,
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whilst, at the same time, providing a sufficiently fine-grained basis for more locally based

analysis and policy formulation in respect of, for example, issues relating to affordability and/or to

core strategy / LDF preparation and monitoring by individual local planning authorities."

2.11 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 Borough is

defined as falling within a West London local HMA.

Figure 3: CURDS-Defined Local Housing Market Areas

Local Kousing Mart(et Areas

SouthCentral London

South West london
·~l.. ...~:tSiIid Bradmell and Camber1ey

Reading
H Wycombe and Slough

:rr""''''-f,,~'''' Crawley
Guildford

r:.'-P<-'W'II CRunnymede & Spelthome

Source: CURDS

2.12 The CURDS Report, which the PAS Guidance recommends as a 'starting point,' includes both

Runnymede and Spelthorne as within a London Housing Market Area. This reflects in particular

the commuting relationship with London. Drilling down to more local housing markets, the

CURDS work based on 50% migration self-containment suggests that Spelthorne and the

northern part of Runnymede (around Egham) fall within a West .London HMA. In contrast

Addlestone, Chertsey and Ottershaw are identified as within a Guildford-focused HMA.

2.13 The CURDS work has defined HMAs by grouping wards together. However as population and

household projections are only published at a local authority basis, it is accepted standard

practice to group local authorities as the "best fit" to Housing Market Areas. The benefits of

,
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drilling down below local authority level are outweighed by the complexities and multiple

assumptions necessary to model housing need at this more local level. Using the CURDS "Silver

Standard" groupings of local authorities to HMAs would include Runnymede in the Guildford-

focused HMA together with Basingstoke, East Hants, Rushmoor, Guildford, Surrey Heath,

Waverley and Woking. Spelthorne would form part of a South West London HMA, including

Hounslow, Hillingdon, Kingston and Richmond. The CURDS work however includes Runnymede

in a London-focus Strategic HMA but within a Guildford-focused Single Tier Geography. It in

effect does not draw firm conclusions regarding where Runnymede sits. However it does clearly

demonstrate a housing market relationship to London.

2.14 However it must be borne in mind that the CURDS work is based on 2001 data, which is now 13

years old. 2011 Census commuting and migration flow data has been released in Summer 2014

which provides a basis for reconsidering housing market geographies using more recent

information. This is considered in Section 3 of the Report.

DTZ Regional Research

2.15 Sub-regional housing markets within the South East of England were defined in the South East

Plan based on a regional study 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, as shown in figure 4.

5 DTZ (2004) Identifying the Local Housing Markets of the SOuth East

t
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Figure 4: Housing Market Areas in the South East

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

2.16 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; and a programme of stakeholder engagement to agree the

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

Guildford, Woking, Surrey Heath, Runnymede and Elmbridge.
\,

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

Runnymede in the south to South Buckinghamshire in the north, encompassing Spelthorne, the

eastern part of Bracknell Forest, the eastern part of the Royal Borough of Windsor and

Maidenhead, with a central nucleus focused on Slough.

2.18 The split of the two authorities across different housing market areas, one focused more towards

the M4/ Heathrow; and the other towards Waking and Guildford, is relatively consistent with the

CURDS analysis. This is unsurprising as both are informed by 2001 Census data.

Existing SHMA Studies

2.19 We have undertaken a high-level review of existing post-NPPF SHMA studies in the immediate

surrounding areas and how these define Housing Market Areas.
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• Hart, Rushmoor & Surrey Heath 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 Woking, but with a degree of overlap with the Hart, Rushmoor 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 being Reading, Wokingham, Wycombe,
Windsor and Maidenhead, South 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 .

.f2.20 The examination of Further Alternations to the London Plan took place in late 2014. The

inspector's findings identified London as a self-contained market. It is understood that the

London Boroughs planned to meet the minimum housing target within the City's boundaries and ,

that no unmet need would be expected to be met outside of the Greater London area.

2.21 It is also relevant noting the findings of the slightly older SHMAs which also relate to the

immediately surrounding area:

• 2007 Berkshire SHMA • This Study, prepared by DT2, reviewed the definition of the Inner
West Market identified in their earlier 2004 Study, and concluded that there was a separate
East Berkshire HMA containing Slough and Windsor and Maidenhead (and possibly South
Bucks).

• Eastern Surrey SHMA - this 2007 Study defined an Eastern Surrey HMA which included
Elmbridge, Epsom & Ewell, Mole Valley, Reigate and Banstead and Tandridge;

2.22 The Windsor and Maidenhead SHMA defined a Housing Market Area as based on those local

authorities directly around it as well as some with strategic links. This HMA reflects the local

authorities which have any notable relationship with the Royal Borough, rather than just those

with a key relationship. While Runnymede was included in the RBWM HMA this was to reflect

localised links around Sunningdale and Virginia Water. Localised links between SpE;lthorne and

RBWM, in particular Staines-upon-Thames with Old Windsor and Wraysbury, were also

identified.

2.23 A review of these studies demonstrates that Runnymede and Spelthorne are not defined as part

of a common Housing Market Area with their surrounding authorities, with the exception of the

Windsor and Maidenhead SHMA which draws a wider-ranging HMA based on its adjoining local

authorities and not any notable relationships.

•. f
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2.24 The GLA SHMA defines a London HMA which comprises Greater London, but recognises

housing market relationships which extend beyond this. All of the other Surrey authorities are

defined as falling within either an East or West Surrey HMA, or within one which extends into

Hampshire.

Broad Rental Market Areas

2.25 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 are 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 by which residents can visit them via a variety of transport modes.

Figure 5: Walton Broad Rental Market Area

Source: VOA

t
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2.26 According to the VOA, most of Spelthorne and Runnymede fall within the Walton BRMA (as

shown in Figure 5), which includes a number of key towns around the Surrey/London border.

The parts of Runnymede around Virginia Water and sparsely populated parts of Spelthorne

(mostly reservoirs) are within the East Thames Valley BRMA.

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

the towns of Staines-upon-Thames, Ashford, Esher, Leatherhead, Cobham, Walton, Weybridge,

Addlestone, Egham, Oxshott and Sunbury. It includes parts of the local authorities of Spelthorne,

Runnymede, Elmbridge and the northern parts of Mole Valley.

2.28 The basis for defining the Broad Rental Market Area does not however correlate with the key

indicators identified in the Planning Practice Guidance. It is based principally on issues of access

to services, and therefore needs to be considered alongside other evidence.

Implications

2.29 The existing evidence identifies various housing market geographies which cut across the two

boroughs. At a strategic level, the influence of London is clear, based on both migration and ..

commuting dynamics.

2.30 Within Surrey, neither Spelthorne nor Runnymede is included within existing locally-defined

Housing Market Areas with other Surrey authorities. However Spelthorne and Runnymede are

identified as having a localised relationship to Windsor and Maidenhead (see paragraph 2.22).

The evidence does suggest some links from Spelthorne towards Heathrow and West London;

and from Runnymede towards Woking. What emerges from this initial analysis is a question

regarding at what scale HMAs should be defined.

Reviewing 2011 Census Data

2.31 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 gMgraphies.

2.32 In line with the recent PAS Advice note we analysed commuting 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 Spelthorne. 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 preparation.

. I



Travel to Work

2.33 As with the previous studies, the influence of London on commuting patterns in Runnymede and

Spelthorne is quite clear. At present around 36% of residents in Spelthorne and 19% of those in

Runnymede commute to Inner London.

2.34 The proportion of people commuting to Greater London as a whole is higher still. 44% of working

residents in Spelthorne commute to work in London, with 24% commuting to London from

Runnymede. There is clearly a strong relationship to London from Spelthorne in particular; and a

significant relationship from Runnymede. Figure 6 maps London's Travel to Work Catchment.

2.35 Indeed significantly more residents from Runnymede commute to work in London (24%) than

commute to work in the three West Surrey authorities (9%), to those defined as within East

Surrey in the 2007 SHMA (10.8%) or to Surrey Heath/North Hampshire (2%). The largest single

flows from Runnymede were to Elmbridge (8.9%), Spelthorne (7.2%) and Woking (6.3%) but in

all cases are significantly lower than flows towards London. This reinforces the strong link

towards London.

Figure 6: London Commuting Catchment (2011)

nwBows

Gteater I..ondon Catchment
_ Pm1afy (7S~ d WOrtoers)

"'""2~~iI!iI SecondaIy {~ d WorIIers}o SlJJdv ArY lAS

Runnymede & Spelthorne SHMA
Source: ONS, Census 2011
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2.36 Reflecting the influence of London and density of the transport network, self-containment levels

are generally low. Runnymede has the highest self-containment at 39%. Self-containment is

32% in Spelthorne. When both Boroughs are combined the self-containment is around 47%.

Figure 7: Residence-based Commuting Self-Containment Levels, 2011

...

Residence-based Self-Containment

40,985

16,143

50,484

16,055

Total Residents in Work

Self-Containment 39% 32%

Source: ONS, Census 2011

2.37 The primary catchment area for London, as Figure 6 shows, is principally contained within

Greater London. This supports and reinforces the GLA's approach of identifying London as a

Housing Market Area. The map however clearly shows London's wider area of influence in

commuting (and housing market) terms - the secondary catchment. These areas effectively fall
.-,

within a "London Fringe" and see significant commuting to London as the above analysis

demonstrates. It should be recognised that the precise geography will be influenced by the

commuting threshold used.

2.38 Figures 8 and 9 plot where residents in Runnymede and Spelthorne work, and where those

working within the two Boroughs live, based on analysis of 2011 Census data at Mid Super

Output Area (MSOA) level. This indicates:

• Cross-boundary commuting between the two Boroughs;
• Short cross-boundary flows with adjoining areas to/from Byfleet, Woking, Windsor,

Weybridge, Langley;
• Notable flows to work from the Boroughs to Heathrow and London;
• Relatively more modest links towards Guildford.
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Figure 8: In Commuting to Runnymede and Spelthorne (2011)

Trayel to Work
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Source: 2011 Census
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Figure 9: Out Commuting from Runnymede and Spelthorne (2011)

Travel to Work

Out Commuting
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Source: 2011 Census

2.39 Overall, the commuting analysis shows a series of inter-relationships across local authority

boundaries. It shows commuting to a range of employment centres, reflecting in part the density

of the transport network (both road and rail), including the M25 and links to London. It suggests a

stronger relationship towards London from Runnymede and Spelthorne than to other parts of

Surrey.

2.40 Within Surrey, the London Fringe includes the majority of Elmbridge, Epsom and Ewell, Reigate

and Banstead, Tandridge, Spelthorne and Runnymede (as well as Waking and Guildford Town).

In Berkshire it includes Slough and Windsor and Maidenhead. In Buckinghamshire it includes

South Bucks and Chiltern.

2.41 What we have next sought to do is analyse more local commuting patterns, migration and house

prices with a view to considering what housing market quadrants/local market areas might exist

within this "London Fringe" area.

2.42 Figure 10 sets out our initial analysis which considers commuting flows to the Surrey HMAs

defined by previous studies (as described in Section 2) and the relationship between

Runnymede and Spelthorne. The analysis highlights:
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• Low self-containment levels within the two authorities individually or combined, reflecting the
significant influence of commuting to London;

• Some commuting to the West Surrey and East Surrey HMAs, particularly from Runnymede;
but low links with North Hampshire! Surrey Heath.

Figure 10: Commuting Flows to Previously Defined HMAs

Source: 2011 Census

2.43 The density of transport links (rail and road), and plethora of employment centres, means that

we see commuting flows to a number of employment centres. We have sought to define larger

employment centres, based on local authorities with a workplace population of over 50,000

persons in 2011. We have then assessed flows to these areas from Runnymede and Spelthorne.

This analysis is shown in Figure 11. These are the centres outside of London which we might

therefore expect to have their own wider Travel to Work Area (TTWA).

2.44 Our analysis suggests that of these, those larger employment centres in the South East to which

there is a significant commuting flow (over 500 persons) from Runnymede or Spelthorne

comprise:

• Slough
• Guildford
• Windsor and Maidenhead

2.45 However there is both a geographic proximity and economic inter-relationship between Slough

and Windsor and Maidenhead, and we would therefore expect these centres to fall within a
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common TTWA 6. Similarly looking further east, there is a proximity and inter-relationship

between Crawley and Reigate and Banstead.

Figure 11: Commuting Flows to Larger Employment Centres in South East

Employment Centre Runnymede Spelthorne United
Kingdom

Reading 122 103 76,269
Crawley

-- -- -
126 97 72,060

Basingstokeand Deane 110 104 68,346
Slough 736 1,416 63,388
Guildford 689 292 63,309
Wycombe 85 117 62,191
Windsor and Maidenhead 986 722 60,123
Reigateand Banstead 139 87 53,585
Wokingham 189 143 52,545--- --- --

Source: 2011 Census

2.46 There is a relationship from both authorities to Slough and Windsor and Maidenhead; but a

relatively weak link between Spelthorne and Guildford.

2.47 There is also clearly a relationship with centres in Outer London. Using a similar approach,

Figure 12 tracks commuting from Runnymede and Spelthorne (as well as Elmbridge). We have

included Elmbridge in this table to demonstrate the contrasting commuting patterns to Richmond

and Kingston. We see notable commuting:

• From Spelthorne to Hounslow (5,579 persons), Hillingdon (4,219) and Richmond (2,111);
• From Elmbridge to Kingston (3,947), Richmond (2,083) and Hounslow (1 ,487);
• From Runnymede to Hillingdon (1,687) and Hounslow (1,633).

Figure 12: Commuting Flows with Key Outer London Employment Centres

Place of work Spelthorne Runnymede Elmbridge United
Kingdom

Hillingdon 4,219 1,687 994 143,012
Hounslow 5,579 1,633 1,487 105,269
Ealing 635 293 260 ... 97,801
Croydon 52 58 141 88,324
Richmondupon Thames 2,111 577 2,083 57,322~ -- -- f--Kingston upon Thames 871 473 3,947 56,946
Merton 167 165 770 55,011

Source: 2011 Census

6 The 2001 TTWAs defined by ONS supports this

,
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2.48 Hillingdon, Hounslow and Ealing in economic terms are closely related. and include employment

at Heathrow and along the M4 Corridor.

2.49 We have therefore sought to use the catchment mapping to define the economic influence of

these larger employment centres. Figure 13 shows where the strongest commuting flows are

with different areas, to the defined employment centres. This analysis shows that strongest

commuting flows from Runnymede and Spelthorne are towards Heathrow! West London; that

Elmbridge and Epsom and Ewell relate more towards South West London Boroughs; whilst we

do not see the influence of London Boroughs extending further south!west. Furthermore the

commuting relationship with Heathrow/West London from Runnymede and Spelthorne is

stronger than that with Slough! Windsor and Maidenhead. It should be noted that this map does

not consider commuting flows to Bracknell! Farnborough and other towns in the Blackwater

Valley which are likely to influence commuting in Surrey Heath.

Figure 13: Dominant Commuting Destination, 2011

Dominant Commuting Destination
.. Heatt1row ~
-Croydon
_ Gulldfon:l and WobIg
• ~ and Ridlmood
• SIouoII and R8WMoRul\r1ymede ~ SpeIthorne

Runnymede & Spelthome SHMA

2.50 Figure 13 indicates that the strongest commuting links from Runnymede and Spelthorne are

towards London, and particularly West London Boroughs. This reflects in particular the

concentration of employment around Heathrow and the M4 Corridor. However the south-western
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part of Runnymede around New Haw, Woodham and Ottershaw shows a stronger relationship to

Woking.

Migration Patterns

2.51 Migration data has only been published at a local authority level. The migration patterns reflect

the location of residents one year prior to the completion of the Census. We have reviewed both

net and gross flows. The first identifies the direction of movement; with the latter highlighting the

strength of inter-connectedness.

2.52 In total, approximately 5,500 people left Runnymede in the year leading up to the Census. Over

the same period 6,100 people arrived in Runnymede. This reflects a modest level of in migration

into the Borough. In addition, approximately 4,400 people moved within the Borough over the

same period. Just fewer than 500 people moved from Runnymede to Spelthorne.

2.53 In total, approximately 4,800 people left Spelthorne in the year leading up to the Census. Over

the same period 4,900 people arrived in Spelthorne. This reflects a very modest level of in

migration into the Borough. In addition, approximately 3,300 people moved within the Borough '

over the same period. Just over 500 people moved from Spelthorne to Runnymede.

2.54 By reviewing gross flows we can see the strength of relationships between Spelthorne and

Runnymede with other local authorities. As Figure 14 indicates the Boroughs have significant

flows with each other (983 persons moving in either direction). In addition there are also

significant inter-relationships between Spelthorne and Hounslow (1,545 per annum) and

between Runnymede and Woking (895 per annum).
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Source: ONS, 2011

2.55 Both Boroughs also see flows to and from Elmbridge, Richmond upon Thames and Windsor and

Maidenhead. However, we would expect there to be higher flows from areas with a higher

population such as Hounslow and Woking.

2.56 As Figure 15 shows, the major flows are between Spelthorne and Runnymede as well as

between Runnymede and Woking; and Spelthorne and Hounslow respectively. Overall the

largest flow is between Spelthorne and Hounslow with over 1,500 people moving in either

direction per annum.

Figure 15: Top Ten Gross Flows With Runnymede and Spelthorne, 2010·11

~iliTOliiT: -~ . ... ~
Hounslow 1,545 Spelthorne 983
Runnymede 983 Woking '" 895
Richmond upon Thames 687 Elmbridge 717
Elmbridge 612 Windsor and Maidenhead 615
Windsor and Maidenhead 341 Hounslow 340
Hillingdon 294 Surrey Heath 332
Slough 214 Richmond upon Thames 257
Ealing 192 Kingston upon Thames 220
Bracknell Forest 187 Wandsworth 195
Woking 176 Guildford 194

Source: ONS, 2011

,
. I



Gf05S Row Fer 1,000 head
15 2.0penotW5
2.0 -4.0 per<JQn$

-4.0 -5.0 p8'5ICIlS
-o.e- 5 persons
D5peIIIIome a ~

2.57 We would expect that larger areas (by population) would provide and accept larger numbers of

people coming into and out of their local authority than a less populated local authority would. To

reflect the impact of different population sizes in individual local authorities we have also

undertaken an analysis of weighted flows based on the total size of the population in each local

authority e.g. gross flows per 1,000 head of population. As illustrated in Figure 16, the strongest

flows are between Runnymede and Spelthorne at 5.6 flows per 1,000 head of population. The

links to Hounslow from Spelthorne and to Waking from Runnymede are less significant when

weighted in this manner, although still significant.

Figure 16: Major Gross Migration Flows Per Head (2011)

Runnymede and Spelthome HMA

Source: ONS, 2011

2.58 This analysis is consistent and supports our commuting analysis, which shows a strong

relationship between Spelthorne and Hounslow; and part of Runnymede Borough as having a

strong relationship towards Woking. Links with Elmbridge are also noted. Figure 17 sets out the

underlying figures. We must therefore also understand the extent to which Spelthorne and

Runnymede represent a key driver to the migration dynamics in those particular authorities.
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Figure 17: Top Ten Gross Flows Weighted by Size of Population (2011)

''';;';''.' '-:;.: ~: • • . IfIDE . ... . .. ~
:.~ .. • . lffim3 r limb'
Runnymede 5.58 Spelthorne 5.58
Hounslow 4.42 Woking 4.98
Elmbridge 2.70 Elmbridae 3.39
Richmond upon Thames 2.43 Windsor & 2.73
Windsor & Maidenhead 1.42 Surrey Heath 1.99
Slough 0.91 Hounslow 1.02
WokinQ 0.90 Richmond upon 0.96
Bracknell Forest 0.90 Bracknell Forest 0.94
Hillingdon 0.80 Kinqston 0.91
Surrey Heath 0.78 Guildford 0.89

Source: ONS, 2011

2.59 Figure 18 shows each of these local authorities (Elmbridge, Woking and Hounslow) has

relatively significant links with either Runnymede or Spelthorne, however these are less

significant than those with other authorities. The analysis suggests that:

• The strongest migration links affecting Runnymede and Spelthorne are with one another; ~
• Elmbridge falls within an HMA which includes Kingston, with which it has a particularly strong

relationship;
• Woking falls within an HMA with Guildford, with which it has a particularly strong relationship,

albeit that there is also strong migration with Runnymede;
• There is a strong link between Spelthorne and Hounslow, albeit that the link between

Runnymede and Hounslow is not that strong. Hounslow also has a strong link with Ealing and
Richmond.

2.60 The identification of housing market relationships on this basis is broadly consistent with that

based on our analysis of the predominant commuting destinations.

Figure 18: Top Ten Gross Flows per 1,000 head of population for Selected Local
Authorities

• .. • .. r~... • ... --~~~. --~1:~r;Tr.IlI •
Kingston 5.50 Guildford 5.05 EalinQ 8.47
Runnymede 3.39 Runnymede 4.98 Richmond 6.55
Richmond 2.74 Surrey Heath 3.87 Spelthorne 4.42
Spelthorne 2.70 Elmbridge 2.59 H&F 3.51
Woking 2.59 Waverley 1.26 Hillinadon 3.16
Mole Valley 2.44 Rushmoor 1.15 Slouch 1.89
Guildford 1.95 Spelthorne 0.90 Wandsworth 1.43
Wandsworth 1.81 Mole Valley 0.71 Kinaston 1.16
Merton 1.48 Kingston 0.65 K&C 1.16
Epsom and Ewell 1.20 Wandsworth 0.64 Brent 1.10

Source: ONS, 2011
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2.61 Net migration describes the balance of flows between two areas. In general near major UK cities

we see a pattern where there is a net migration from abroad and other parts of the UK to the

cities (including people moving for work and students) and then a net out-flow from the cities to

surrounding areas. We would expect a net outflow from Inner to Outer London Boroughs, and

from these areas into Surrey.

2.62 Figure 19 outlines the major boroughs for net in and net out migration to and from Spelthorne

Borough. We can see that only 5 local authorities have a net number of people moving to

Spelthorne all of which are from London. The opposite is true those leaving the boroughs with

none of the major net out migration destinations in London.

Figure 19: Net Migration to and from Spelthorne (FlOWSof 30+ Persons). 2010-11

~f:'''IIiT.lU\''
, 'rub II.ri!iF.fIJ •

..' "'i~~'St,T"• - .
Hounslow 543 Bracknell Forest -89
Richmond upon Thames 227 Windsor and Maidenhead -83
Ealing 106 Runnymede -51
Hillingdon 104 Elmbridge -38
Hammersmith and Fulham 46 Chichester -36

Surrey Heath -34
WokinQ -34
Guildford -30

Source: ONS Census, 2011

2.63 Figure 20 outlines the top ten boroughs for net in and net out migration to and from Runnymede

Borough. Seven out of the ten largest net contributors are London Boroughs. Only Surrey Heath

is a major net recipient from Runnymede although the direction of migration is different from

Spelthorne. A number of the less expensive London boroughs are net recipients from

Runnymede. This may reflect graduating students moving to London for employment.

Figure 20: Net Migration to and from Runnymede. 2010-11
IItmT:fl • .I~U.·I ~ ~. • IIh11Imfl
Hounslow 176 Surrey Heath -108
Elmbridge 139 Bracknell Forest -58
Hillingdon 98 Lambeth -42
Ealinc 57 Tower Hamlets ~ -33
Spelthorne 51 Wandsworth -31
Kincston upon Thames 40 Westminster, Citv of London -29
Slough 40 Guildford -26
Harrow 33 Windsor and Maidenhead -23
Richmond upon Thames 31 Cornwall, Isles of Scillv -22
Barnet 26 Newham -19

Source: ONS Census, 2011
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House Price Analysis

2.64 The Planning Practice Guidance also recommends that house prices are considered when

identifying Housing Market Areas.

2.65 Figure 21 outlines median house prices in selected local authorities for the period January 2013

to April 2014. Median house prices are influenced by the mix of properties sold. House prices in

Runnymede and Spelthorne are remarkably similar to one another.

Figure 21: Median House Prices in Selected Local Authorities

~~:?;l~~;~;~~~~',~r'::;~'::2':lt7:'{: :.,,~.-;\ ~~
" ~;.j!{~ ~. li1'C;m1I •.f~~~::,}: :.'~-,·"Ia· _ •• -,::,', .a· . .. . ...

Runnymede £465,000 £300,000 £250,000 £194,625 £286,000
Spelthorne £440,000 £301,000 £250,000 £197,250 £267,500
Woking £570,000 £305,000 £249,950 £202,000 £270,000
Hounslow £415,000 £325,000 £319,975 £235,000 £285,000
Elmbridge £925,000 £445,000 £370,000 £246,500 £432,500
Surrey Heath £475,000 £275,000 £235,000 £172,250 £296,000
Kingston £667,000 £460,000 £345,000 £267,000 £344,950
Richmond £1,140,000 £710,000 £600,000 £325,000 £475,000
Ealing £965,000 £470,000 £405,000 £277,500 £335,000

Source: HM Land Registry, 2014

2.66 We have sought to map house prices based on average sales prices for terraced and semi-

detached prices for the South East and London. This reflects mid-range property and seeks to

strip out the impact of dominant house typologies i.e. clusters of larger detached or smaller

flatted properties.

2.67 Figure 22 illustrates localised house price patterns and shows a clear distinction between the

higher house prices in London, falling slightly in the immediately surrounding authorities and

again in those further out. There are a number of exceptions to this including lower prices in

parts of West London around Hounslow and Hillingdon. These areas immediately surround

Heathrow Airport.

2.68 What the analysis particularly highlights is:

• Stronger house prices in Elmbridge than in Runnymede or Spelthorne. Prices in Elmbridge
are more similar to those in Kingston, Richmond and Merton - particularly in the eastern
parts of the Borough;

• Lower house prices in Rushmoor, Surrey Heath and Hart relative to the majority of areas in
Surrey. Prices in these areas are more similar to Bracknell and Wokingham;

• Some parity between housing costs in Runnymede and Spelthorne with parts of Woking,
Hounslow, Hillingdon and Windsor and Maidenhead.
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2.69 The price geographies shown, leaving aside very local differences, are not inconsistent with the

geography of dominant commuting destinations shown by our earlier analysis.

Figure 22: Average Semi-detached and Terraced House Prices (2013)

House Prices 2013

IRunnymede and Spelthorne SHMA
Source: HM Land Registry, 2014

2.70 Prices in Spelthorne are higher in Sunbury and lower in Staines-upon-Thames. The area around

Staines-upon-Thames (again close to Heathrow) aligns more closely with the lower prices in

West London. There is a closer alignment between prices in Elmbridge and the London Borough

of Kingston upon Thames and Richmond upon Thames.

2.71 Prices in Runnymede are higher in Virginia Water and lower in Egham and Addlestone. This

reflects the relative quality of place as well as transport links to central London. In the lower

value areas prices align more closely with the lower prices in West London.

Affordability

2.72 We have reviewed the lower quartile house price to income ratio in Runnymede and Spelthorne

as well as a number of other comparator areas. As shown in Figure 23, all the local comparators

have been consistently above the ratio for England as a whole.

Figure 23: Change in Lower Quartile Affordability Ratio (1997 - 2012)
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Source: CLG 2014

2.73 The affordability ratio in Elmbridge has been consistently higher than Spelthorne or Runnymede.

For most of the period Spelthorne has been slightly more affordable than Runnymede, although

since the start of the recession the gap has closed. As of 2012 there was very little difference

between Runnymede and Spelthorne.

2.74 As Figure 23 illustrates between 1997 and 2007 Runnymede, Woking and Hounslow all saw

similar levels of affordability and a similar rate of change. However since 2007 affordability in

Woking has continued to deteriorate, whereas in Hounslow and Runnymede the ratio has

decreased.

Implications

2.75 The 2011 Census data confirms a strong economic relationship between both Runnymede and

Spelthorne with London. It supports the identification of a London HMA which comprises the

Greater London Boroughs, but with a wider area of influence of London shown eXlending into

Surrey and other Home Counties. This 'London Fringe' area includes both Runnymede and

Spelthorne.

2.76 The 2011 Census commuting data has then been used to map quadrants within the London

Fringe area. The analysis indicatively identifies the following potential groupings of authorities to

the south and west of London:

• South Bucks, Slough and Windsor and Maidenhead;
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• Spelthorne and Runnymede, with links particularly to Hillingdon and Hounslow and from
Runnymede to Woking;

• Elmbridge and Epsom and Ewell, with links to Kingston, Richmond and Sutton;
• Mole Valley, Tandridge and Reigate and Banstead, with links to Croydon and

Crawley/Gatwick;
• Surrey Heath, Hart, Rushmoor; and
• Woking, Guildford and Waverley

2.77 The migration analysis supports these groupings. It indicates strong links between Runnymede,

and Spelthorne, as well as between Spelthorne and Hounslow; and Runnymede and Woking.

Elmbridge is aligned more with Kingston; and Woking with Guildford. It also shows that

Hounslow has a stronger relationship with the London Boroughs of Ealing and Richmond than

with Spelthorne.

2.78 The house price analysis also reinforces these conclusions, in particular through the stronger

house prices in Elmbridge which relate more closely to Kingston and Richmond; and lower

house prices in Surrey Heath relative to other parts of Surrey (and a similarity to Rushmoor and

Hart).

2.79 We have not considered housing market boundaries in detail in this report beyond that which

contains Runnymede and Spelthorne. Further work will need to be undertaken to consider and

agree housing market geographies based on detailed interrogation of dynamics and

relationships in these areas.

Conclusions

2.80 The Planning Practice Guidance does not provide a clear set of instructions on how a HMA

should be defined. It does however set out which factors/datasets should be used to define them.

There is therefore some subjectivity in defining HMAs, considering what is appropriate taking

account of local circumstances and practical issues.

2.81 The analysis indicates that London's economic influence extends beyond Greater London's

boundaries. The extent of its influence varies depending on the commuting threshold used.

However London's primary catchment area is confined within Greater London anc this is thus

considered to be a reasonable assessment of the London HMA. This is consistent with the

GLA's analysis.

2.82 Whilst it is important to recognise the influence of London, and to take this into account in

planning for housing, it is not however practical to develop a SHMA covering London and a

significant proportion of the Home Counties. On this basis we consider that an SHMA should be

,
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prepared for the relevant local housing markets. This approach is also in line with the

recommendation contained in the CURDS study (see paragraph 2.7).

2.83 Beyond Greater London we can identify a 'London Fringe' area which includes authorities

immediately around London which are influenced significantly by it. Our analysis has sought to

define quadrants within this, which for instance can be related to quadrants identified by the GLA

within London, and to major employment centres in Outer London.

2.84 The analysis indicates that local markets! quadrants within London includes:

• A West London Market, which extends to include Hillingdon and Hounslow;
• A South West London Market, which includes Kingston and Richmond;
• A South London Market, which is centred on Croydon.

2.85 Within the London Fringe area, we can identify a market which includes Windsor, Slough and

South Bucks. This reflects Slough's scale as a major employment centre, and employment along

the M4. The extent to which this stretches further towards Reading is not considered in this

report.

2.86 Looking more specifically at Surrey, we can identify the Surrey authorities within the following

HMA Groupings:

• North West Surrey: Spelthorne and Runnymede;
• West Surrey: Woking, Guildford and Waverley;
• North Surrey: Elmbridge, Epsom and Ewell;
• East Surrey: Mole Valley, Reigate and Banstead.

2.87 The exact extent to these areas should be ratified through further work which considers and

agrees housing market geographies based on detailed interrogation of dynamics and

relationships in these areas.

2.88 The North Surrey market in particular relates quite strongly to the adjoining London Boroughs of

Kingston and Richmond in the South West London Market. The East Surrey Market relates more

to the South London Boroughs of Sutton and Croydon.

2.89 Spelthorne and Runnymede in North West Surrey relate to both the West London Market

(particularly for Spelthorne) and to West Surrey (in Runnymede's case). However, any

definitions of the Housing Market Area would be limited in these areas such are the overlaps of

different markets and the fuzzy edges of these boundaries.

2.90 More widely the picture is one of a series of inter-connected local housing markets which reflect

the density of transport networks, both road and rail. It is therefore good practice for the Councils
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to work alongside their neighbouring authorities (particularly Elmbridge, Hounslow and Woking)

to better understand the issues and seek to coordinate activities.

2.91 There are notable interactions between these local housing market areas. Housing need will be

influenced by supply/demand dynamics within London and adjoining housing market areas.

What this means is that the above analysis of HMAs should not be used to seek to close down

cross-boundary discussions regarding future housing provision. However as the FALP

inspector's findings set out London is a single housing Market area, although its influence

extends beyond the GLA boundary.

2.92 The boundaries provide a starting point for seeking to consider these issues. The analysis

highlights an inter-relationship with London; and between different local market areas within

Surrey. These interactions will be relevant in respect of the Duty to Cooperate.

2.93 Given the inter-connected nature of local housing markets in Surrey, and functional links

between Surrey and Greater London, through the Duty to Cooperate the findings of SHMA

studies can be brought together on a sub-regional basis along with the wider evidence (including ,
around land availability and development potential). While the HMA has been identified any

imperfections or overlaps in its definition can be mitigated against through the Duty to Cooperate.

2.94 Such work will help in considering both the supply-demand balance and for finalising policies for

housing provision not only within Runnymede and Spetthorne but also the wider sub-region
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